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Statement of Legislative Intent
This statement is applicable to these recommen-
dations in its entirety and is declared to be incor-
porated by reference into each part thereof.

1. Nothing in the recommendations of the 
Palmer Lake Charrette Area Plan Report 
(“the Report”) shall be construed or applied 
to constitute a temporary or permanent tak-
ing of private property or the abrogation of 
vested rights as determined to exist by the 
Code of Miami-Dade County.

2. The recommendations of the Report shall 
not be construed to preempt considerations 
of fundamental fairness that may arise from 
their strict application. Accordingly, these 
recommendations shall not be deemed to 
require any particular action where they are 
incomplete or internally inconsistent, or that 
would constitute a taking of property without 
due process or fair compensation, or would 
deny equal protection of the law.

3. The recommendations of the Report are in-
tended to set general guidelines concerning 
its purposes and contents. They are not a 
substitute for land development regulations.

4. The recommendations of the Report contain 
long-range policies for the redevelopment of 
the Palmer Lake Charrette study area. Noth-
ing in these recommendations shall require 
the immediate changing of existing uses or 
structures. It is the intent of these recom-
mendations that they be applied as redevel-
opment occurs naturally or is precipitated by 
the destruction of the property to the extent 
that redevelopment in its original form is not 
economically feasible. The recommenda-
tions of the Report are not intended to pre-
empt the processes whereby applications 
may be filed for relief from land development 
regulations.
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Introduction
Smart growth. Transit-oriented development. 
Sustainability. Green design. Urban infill. Pedes-
trian-friendly. Mixed-use. Complete streets.  

All of these principles are heard frequently as 
desirable attributes for both private develop-
ment and public investment. The difficulty 
comes in deciding when, where, and how these 
can be implemented. The subject of this plan, 
the area around Palmer Lake, provides an ex-
traordinary context in which to put these prin-
ciples into effect. Its central location, proxim-
ity to Miami International Airport (MIA), 
accessibility to the region by many modes of 
transportation, and billions of dollars in in-
frastructure investment provide opportunities 
unlike anywhere else in South Florida. 

While the Palmer Lake area has for many 
years been home to businesses related to the 
airport, with the development of the Miami 
Intermodal Center (MIC), their operating en-
vironment has greatly changed. With the re-
location of rental car operators into the MIC, 
and the connection of the MIC to the airport 

by an automated people mover, the relation-
ship of airport users to the region’s transpor-
tation facilities has been transformed. Where 
once the most obvious means for a visitor to 
Miami to travel beyond the airport was only 
by private car, now a visitor will leave MIA, en-
ter the MIC, and be presented with a range of 
transportation options. Rental cars, Metrorail, 
Tri-Rail, local and intercity buses, and taxis 
will all be available in a single, integrated fa-
cility. 

This may not seem directly related to the 
Palmer Lake area, however it is the MIC and 
its array of transportation options that makes 
this location such a suitable place for the de-
velopment of a pedestrian and transit oriented 
district. In addition, a wide range of policies 
contained in the county’s comprehensive plan 
provide for the allowance of high intensity 
business, residential, and mixed-uses in this 
area. Along with its location and transporta-
tion facilities, all these factors make the Palm-
er Lake area an extraordinary place for the 
future development of offices, hotels, meeting 

spaces, retail shops, residential development, 
and light industrial uses serving airport and 
marine users.

This plan contains recommendations devel-
oped from the Palmer Lake Charrette, a pro-
cess in which concerned property owners, area 
residents, business owners, and other stake-
holders were invited, through a series of public 
meetings, to share their vision for the future of 
this area. Their ideas were further refined by 
planning staff and presented here in graphic 
and narrative form. In order to be as compre-
hensive as possible, these recommendations 
address both public and private property, but 
as noted in the ‘Statement of Legislative In-
tent,’ the they are advisory only and have no 
binding effect on any property owner. 

Upon acceptance by the Board of County 
Commissioners, these recommendations will 
form the basis of future policy development 
that will be necessary for the implementation 
of the plan. 
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Computer simula-
tion of a future view 

across Palmer Lake. 
The intersection of 

NW 37th Avenue 
and 25th Street is at  
the upper right and 

Downtown Miami 
is visible in the far 

distance. 
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This plan was prepared consistent with the 
requirements of Section 2-116 of the code of 
Miami-Dade County which addresses the 
Area Planning process. This section of the 
code provides for specific requirements for 
the initiation, scope, preparation, acceptance, 
and implementation of area plans. Since the 
late 1990s, the charrette process has been the 
county’s preferred method to encourage public 
participation and formulate recommendations 
for area plans.

What is a Charrette?
The term ‘charrette’ is derived from the 
French term for ‘little cart.’ This refers to a fi-
nal intense work effort by 18th century archi-
tecture students to meet a project deadline and 
place their projects into this cart. The modern 
charrette is intended to foster a similar burst 
of creative, brainstorming ideas.

A charrette workshop involves the public in the 
planning and design process and is a valuable 
tool for setting the foundation for the develop-
ment of a detailed area plan. It is a practical 
planning technique that blends public partici-
pation, planning, and implementation where 
residents and property owners are invited to 
join planners in visualizing an area’s future.  

The Charrette Process
The charrette process began in 2009 with a 
resolution* by the Board of County Commis-
sioners directing the Department of Planning 
and Zoning to conduct a planning study for the 
Palmer Lake area. A Charrette Steering Com-

* Resolution No. 728-09

mittee made up of concerned citizens  guided 
the charrette process through several meet-
ings in the months leading up to the charrette 
workshop. These meetings, held at the Orlan-
do Urra Allapattah Neighborhood Center were 
well attended by property and business owners 
and community stakeholders. 

Extensive effort was made so that the commu-
nity was aware of steering committee meetings 
and charrette week events. All meetings were 
advertised in the Miami Herald and mailings 
were sent to all property owners within and 
surrounding the study area. Additionally, 
posters were displayed in area businesses ad-
vertising the date and location of the charrette 
workshop. 

The charrette week began on Saturday, Octo-
ber 16, 2010 with the public design workshop 
held at the Melreese Golf Course. After a brief 
overview of the study area, charrette partici-
pants broke into groups, each provided with 
an aerial photo of the study area overlaid with 
trace paper. With the assistance of Planning 
and Zoning staff, each group discussed com-
munity issues and drew ideas onto the trace 
paper, which by the end of the afternoon, 
would become the ‘Citizens’ Plans.’ After 
several hours of drawing and discussion, the 
plans were displayed and citizen representa-
tives from each group discussed the features of 
their plan. The concepts and issues identified 
in each presentation are outlined with each of 
the Citizens’ Plans  shown on pages 13-16. It 
is important to note that this area plan is only 
possible with the consensus provided by the 

1
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Charrette Process
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participants of the charrette. 

In the week following the charrette workshop, 
the design team remained near the study area, 
working at Miami International Airport where 
the public was invited to visit with and observe 
the design team at work. Many concerned 
community members visited the design team 
during the week and provided valuable com-
ments and suggestions. A presentation of the 
work developed during the week was shown at 
the Allapattah Neighborhood Center on Octo-
ber 25th, 2010.

This Area Plan report, which incorporates 
the recommendations developed through the 
charrette process, has been presented to the 
steering committee and the general public for 
review. The Miami River Commission (MRC) 
and Planning Advisory Board (PAB) will pro-
vide additional review. Any additional recom-
mendations made by the MRC or PAB will be 
presented with this plan report to the Board 
of County Commissioners for its acceptance in 
2012. A listing of public meetings held during 
the charrette and acceptance process are listed 
in Appendix F on page 58.

This page and facing page, participants during 
the October 16, 2010 Charrette Workshop

4 5
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The area around Palmer Lake, the focus of this 
study, has for many years been home mainly 
to marine uses along the Miami River and 
Tamiami Canal and aviation-related uses and 
rental car facilities between NW 21st and 25th 
Streets. With the construction of the Miami In-
termodal Center (MIC), the Palmer Lake area 
is undergoing a significant transformation. 

This study concerns an area of approximately 
220 acres within Commission District 5 south 
of the Miami River, east of the South Florida 
Rail Corridor (SFRC) and NW 37th Avenue, 
and north of the Tamiami Canal. The unincor-
porated area north of NW 20th Street is also 
included in the study. Palmer Lake is located 
roughly in the center of this area. To the west 
is Miami International Airport (MIA), on the 
south is Melreese Golf Course and the Grape-
land Heights residential area, and to the north-
east is the Melrose area of unincorporated Mi-
ami-Dade.

Palmer Lake
This man-made lake with a surface area of 
about 17 acres is connected to the Miami River 
through a narrow channel that passes under 
NW South River Drive. Originally a rock pit, 
the lake is only briefly visible when traveling 
along NW South River Drive or NW 37th Av-
enue. The area now occupied by the lake and 
Jones Boat Yard had been used by Glenn Cur-
tiss for an air strip and flying school starting 
around 1917. During World War I the U.S. 
Marine Air Corps used the school for avia-
tion training. Following the war, Curtiss, the 
developer of the cities of Hialeah and Miami 

Springs, sold the school property to Cleve-
land Jones to expand his boat yard in the early 
1920s. The lake, excavated by George Palmer 
as a rock pit, is only briefly visible when travel-
ing along NW South River Drive or NW 37th 
Avenue. Currently, ownership of portions of 
the lake and connecting channel is divided 
among owners of adjoining properties. The 
majority of the lake itself is under one owner. 
Water access to and from the Miami River is 
currently restricted by the owner of the por-
tion of the channel between the river and NW 
South River Drive through the use of a float-
ing dock. 

The properties surrounding the lake do not 
take advantage of their waterside frontage, al-
though their uses, such as a junkyard, vacant 
land, and warehouses would not seem to ben-
efit from access to the water in any case. The 
only exception is the property at the southwest 
corner of Palmer Lake, which has a concrete 
bulkhead and two piers that extend into the 
lake. The only public land that adjoins the lake 
is the right-of-way of the recently constructed 
extension of NW 37th Avenue north of 25th 
Street.  

Palmer Lake is a known habitat for manatees, 
particularly during cold weather, when inland 
waterways maintain higher temperatures than 
bay waters. Palmer Lake (as well as the entire 
Miami River) has been designated “Essential 
Manatee Habitat” by the Dade County Manatee 
Protection Plan, new docking facilities for mo-
torized watercraft would only be permitted for 
single-family residential uses. If water access 

MIC Rental Car 
Center lobby 
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Palmer Lake Study Area

View of Palmer Lake 
from the NW South 
River Drive bridge, 
the Metrorail exten-
sion to the MIC is vis-
ible across the lake 
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Aerial view of the 
study area 

to Palmer Lake were to be unrestricted, motor-
ized watercraft would be limited to traveling 
on the lake at idle speed.

Miami Intermodal Center
Planning for what has become the Miami In-
termodal Center (MIC) began in the early 
1990s as a result of the 1991 Federal Intermo-
dal Surface Transportation Act which encour-
aged the development of solutions to link and 
coordinate different modes of transportation. 
The Florida Department of Transportation 
(FDOT) began the MIC development program 
in 1993 and opened its first major component, 

the Rental Car Center, in 2010. 

Major elements of the MIC program include: 
the Rental Car Center, which consolidates 
many of the individual car rental businesses 
previously operating on various properties 
near the airport into a single facility; the MIA-
MIC mover, an automated people mover sys-
tem connecting the MIA passenger terminal to 
the MIC; a new Metrorail station connected to 
the existing rail system; new platforms for Tri-
Rail and Amtrak passenger trains; a bus termi-
nal; and roadway improvements. 

While the MIC is located outside the study 

area, the impact of these improvements within 
the study area are significant. In particular, 
the relocation of many of the rental car facili-
ties previously operating in the Palmer Lake 
area have left large vacant properties suitable 
for redevelopment. 

Miami River and Tamiami Canal
Within the study area, many marine-relat-
ed businesses such as cargo shipping, yacht 
manufacturing, and boat repair are located 
along the banks of the Miami River and the 
Tamiami Canal. Many of these businesses are 
dependent on a location on the river for ocean 
access.  

Cargo operations along the river are collec-
tively known as the ‘Port of Miami River’ and 
serve mainly shallow draft ports in the Ca-
ribbean. Those ports are unable to be served 
by the deep draft vessels that use the Port 
of Miami. Both container and loose cargo is 
handled by shippers in the study area. A large 
container storage yard is located between the 
Tamiami Canal and NW 32nd Avenue. Due to 
the limited width of the river, most cargo ves-
sels require tugboats for navigation through 
the length of the river.  

The largest marine operation in the study area 
is Bertram, which manufactures its sport fish-
ing yachts on several parcels located between 
the Tamiami Canal and NW 22nd Street to-
taling about 15 acres. The future of Bertram 
in the area is uncertain at this time as its en-
tire property is being marketed for redevelop-
ment.
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Palmer Lake Study Area

Demographics 
Although there appear to be no residential 
units in the area, according to data collected 
during the 2010 Census, the Palmer Lake 
study area had a population of 17. As this area 
is mainly industrial in character such a small 
population would be expected. The data for a 
slightly larger area, Block Group 1 of Census 
Tract 48 had a population of 308. This block 
group includes the entire study area as well as 
the area between NW 37th and 42nd Avenues 
from the Tamiami Canal north to the Miami 
River and NW 36th Street. Of this block group 
population, 82 percent were Hispanic, 6 per-
cent white non-Hispanic, 4 percent Black non-
Hispanic, and 8 percent other non-Hispanic. 
Median household income in 2010 for this 

Block Group was $48,162, compared to $42,969 
for Miami-Dade County as a whole. 

Existing land use  
The Planning Research section of the Sustain-
ability, Planning and Economic Enhancement 
Department has an ongoing program of identi-
fying existing land uses throughout the coun-
ty. A map of the land uses  identified in the 
study area is shown in Figure 14 on page 9. Of 
the generalized categories shown in the map, 
industrial uses are the most prevalent, occu-
pying 23.9 percent of the study area. Within 
that category, 6.7 percent of land is used by 
marine commercial repair yards and 2.4 per-
cent is occupied by ocean ship terminal and 
port facilities. Commercial uses make up the 
next most common land use, with 23.1 percent 

of the study area. Areas for streets and water 
take up 19 and 14.2 percent of the study area, 
respectively. About 7 percent of the study area 
was identified as privately owned vacant land. 
The vacant land category does not include land 
improved but not currently occupied, such as 
those properties previously used for rental car 
facilities that have relocated their operations 
into the MIC.

Comprehensive plan
Miami-Dade County is required by state stat-
ute to maintain a comprehensive plan to man-
age growth and development consistent with 
state and regional comprehensive plans. The 
county’s Comprehensive Development Master 
Plan (CDMP) includes a Land Use Plan map 
that designates where development of various 

11

Far left, Bertram Yacht 
on NW 37th Avenue 
and 21st Street; left, 
former Dollar Rent-
a-Car facility on NW 
South River Drive 10
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Cargo facility on NW 
South River Drive

12

NW South River Drive 
bridge over channel 
connecting Palmer 
Lake to the Miami 

River 

13

uses and intensities is permitted. The future 
land use designations in the study area are il-
lustrated in Figure 15 on page 9.

The Land Use Plan (LUP) map designates 
nearly the entire study area for Industrial and 
Office uses. The Industrial and Office catego-
ry permits manufacturing, warehouses, office 
buildings, utility plants, hospitals, telecommu-
nications facilities, hotels, and limited retail 
and residential uses. A narrow portion of the 
study area along NW 37th Avenue is designat-
ed Terminals. This adjoins the area where the 
MIC is currently under construction. The area 
occupied by the SFRC is designated Transpor-
tation. A very small part of the study area be-
tween NW 20th Street and the Tamiami Ca-
nal is designated for Low-Density Residential 
uses. The Port of Miami River Sub-element 
of the CDMP identifies certain locations that 
should be reserved for continued commercial 
marine activity. A map of these areas is shown 
in Figure 16 on page 9.

A large part of the study area is within a Met-
ropolitan Urban Center. Shown on the LUP 
map as circles of varying sizes, Urban Centers 
are areas identified by the CDMP as desirable 
for moderate to high density development with 
vertically and horizontally integrated uses. 
This urban center was established on the site 
of the MIC through the October 2004 cycle 
amendments to the CDMP as a result of a rec-
ommendation made in the 2003 Evaluation 
and Appraisal Report. 

The Urban Center circles on the LUP map are 
symbols that mark the general location of each 
center and do not graphically depict the extent 
or boundary of a particular center. Area plan-
ning studies are utilized to define the specific 
limits of individual urban centers.  
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Palmer Lake Study Area

Land Use Acres Percent
Industrial  . . . . . . . . . . . . . . . . . . . . . . 52.6 23.9%
Shopping Centers, Commercial  . . . . 50.9 23.1%
Streets/Roads, Expressways  . . . . . . . 42.1 19.0%
Inland Waters . . . . . . . . . . . . . . . . . . . 31.2 14.2%
Vacant Unprotected . . . . . . . . . . . . . . 15.1 6.9%
Vacant, Government Owned  . . . . . . . 12.3 5.6%
Office . . . . . . . . . . . . . . . . . . . . . . . . . . 6.7 3.0%
Airports, Ports  . . . . . . . . . . . . . . . . . . . 5.4 2.4%
Communications, Utilities, Terminals  . 2.8 1.3%
Institutional  . . . . . . . . . . . . . . . . . . . . . 0.9 0.4%
Single Family  . . . . . . . . . . . . . . . . . . . . 0.4 0.2%

Designated Land Use Acres Percent
Industrial and Office  . . . . . . . . . . . . 191.0 86.7%
Water  . . . . . . . . . . . . . . . . . . . . . . . . . 24.7 11.1%
Transportation (ROW, Rail, Metrorail)  . 3.2 1.5%
Terminals  . . . . . . . . . . . . . . . . . . . . . . . 1.1 0.5%
Low-Density Residential  . . . . . . . . . . . 0.4 0.2%

Metropolitan Urban Center 

Zone Acres Percent
IU-1, Industrial, Light  . . . . . . . . . . . . 133.1 60.4%
IU-2, Industrial, Heavy  . . . . . . . . . . . . 78.5 35.6%
IU-3, Industrial, Unlimited  . . . . . . . . . . 2.0 0.9%
No zoning applied  . . . . . . . . . . . . . . . . 6.8 3.1%

Data provided by Miami-Dade County Enterprise Services Technology 
Department, January 2011

Percentage totals may vary due to rounding
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Uses permitted in Urban Centers may include 
retail trade, business, professional and finan-
cial services, restaurants, hotels, institutional, 
recreational, cultural and entertainment uses, 
and moderate to high density residential uses. 
Development density and intensity standards 
are also provided for urban centers. For Met-
ropolitan Centers, average floor area ratios 
(FAR) should range from greater than .75 at 
the edge of an urban center to greater than 3.0 
in the core; for residential development, the 
maximum dwelling units per acre permitted is 
250. Where Urban Center uses and intensities  
differ from those of the underlying land use 
designated on the LUP map, the Urban Center 
uses are permitted. The full text of the Urban 
Centers section of the CDMP is provided in 
Appendix C.

The Palmer Lake study area is also located 
within the CDMP-designated Urban Infill 
Area (UIA). New development in the UIA is 
not required to meet transportation concur-
rency requirements provided that it is other-
wise consistent with the CDMP.

Zoning  
Chapter 33 of the code of Miami-Dade County 
provides for various zoning districts establish-
ing permitted uses and building standards for 
the unincorporated area. Chapter 33 also con-
tains airport zoning districts for five of the 
county’s major aviation facilities that apply to 
both incorporated and unincorporated areas.    

The entire Palmer Lake study area is cur-
rently zoned for industrial uses. Most of the 
area is zoned IU-1, Light Manufacturing. A 
smaller area mainly along NW 37th Avenue 
is zoned IU-2, Heavy Manufacturing. One 
property in the study area, located west of the 

SFRC is zoned IU-3, Unlimited Manufactur-
ing. A map of the existing zoning districts is 
shown in Figure 17 on page 9. Uses permitted 
in the IU-1 district include various light man-
ufacturing, wholesale clubs and showrooms, 
warehouses, schools, restaurants, hotels, of-
fices, private clubs, and adult entertainment. 
IU-2 and IU-3  districts permit more intensive 
industrial uses, but do not permit schools or 
adult entertainment. Some permitted IU uses 
have specific conditions that would limit their 
applicability on a particular property.

The requirements of the Miami International 
Airport zoning district also apply to properties 
in the study area. Airport zoning limits build-
ing height and land uses by the designation 
of various sub-zones related to the location of 
MIA’s airfield and runways. The study area is 
located within several of these sub-zones. The 
Outer Safety Zone, generally the area north of 
NW 25th Street and west of NW 36th Avenue 
limits residential uses to less than two units 
per acre and prohibits educational facilities 
and buildings for public assembly of more 
than 1,000 persons. The Inner Land Use Zone, 
generally the area north of NW 25th Street, 
prohibits new residential construction and 
educational facilities. The Outer Land Use 
Zone, which applies to the entire study area, 
requires that new residential and educational 
facilities incorporate outside noise reduction 
into their construction. The entire study area 
is also located within the Critical Area Ap-
proach sub-zone ‘A’ (CA-A), which prohibits 
new educational facilities except those for 
aviation. When various sub-zones overlap, the 
most restrictive will apply. These various land 
use zones are illustrated in Figure 17.1.

The height of buildings are limited by air-

Study area boundary
Airport Land Use Zone 
OSZ, Outer Safety Zone
ILZ, Inner Land Use Zone
OLZ, Outer Land Use Zone (Boundary not shown, 
beyond the extent of this map)
CA-A, Critical Area Approach Sub-zone ‘A’
CA-B, Critical Area Approach Sub-zone ‘B’
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Palmer Lake Study Area

19

Far left, NW 24th 
Street Road; left, 
MIC Metrorail station 
construction as seen 
from the Rental Car 
Center 

port zoning to 160 feet above mean sea level 
(AMSL) south of about NW 24th Street and to 
50 feet AMSL north of NW 25th Street. For 
the area between about NW 24th and 25th 
Streets, the maximum building height is 100 
feet AMSL. Airport zoning height limitations 
are illustrated in Figure 17.2 on page 10.

Infrastructure  
The study area is located within the Miami-
Dade Water and Sewer Department (WASD) 
service area. Potable water lines exist along 
every street. Sewer service is also available, 
with both gravity lines and force mains found 
throughout the study area. Future develop-
ment may require the construction of private 
pump stations in order to connect to the clos-

est force main. Existing water and sewer line 
installations in the study area are shown in 
Appendix D on Page 62.

A few storm drains exist in the area, mainly 
along NW 37th Avenue and NW 21st Street. 
Areas without storm drains rely on swale ar-
eas and catch basins for drainage. Like many 
parts of the county, during exceptionally 
heavy rainfall, some parts of the study area 
may have standing water for a time until the 
ground becomes less saturated and can accept 
additional water. Private property is required 
to retain storm water on site typically through 
the use of surface retention areas or French 
drain systems. 

Streets and right-of-ways
Palmer Lake has an excellent street network 
with a well-connected system of blocks al-
though connectivity is limited to the sur-
rounding area due to geographic and trans-
portation barriers such as the Miami River, 
Tamiami Canal, and SFRC. Access into the 
study area is primarily from NW 37th Avenue 
and NW 21st and 25th Streets from the west. 
Secondary access to the area is from South 
River Drive, accessible from NW 36th Street 
from the west and Delaware Parkway from the 
east. Regional access into the area is provided 
by the Airport and Dolphin Expressways via 
NW 42nd Avenue.

All roadways within the study area are county-

18
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maintained. Except along NW 37th Avenue, 
streets lack sidewalks and curbs. Some swale 
areas are well-maintained with grass or land-
scaping, but others, particularly along NW 
South River Drive are of dirt or loose gravel. 
Where parking occurs in the right-of-way it is 
typically in a haphazard and irregular manner. 
Most rights-of-way are 60 or 70 feet in width, 
permitting adequate area for the improvement 
of streets with sidewalks, formalized parking 
areas, and landscaping.

Transportation improvements
The Miami-Dade Metropolitan Planning Or-
ganization (MPO) is responsible for coordinat-

ing transportation improvements in the coun-
ty through the 5-year Transportation Improve-
ment Program (TIP) and the 25-year Long 
Range Transportation Plan (LRTP). Other 
than the ongoing MIC-related projects, be-
low are the transportation improvements pro-
grammed in  the LRTP for the study area: 

• Replacement of the Tamiami Canal swing 
bridge is a Priority II project, scheduled for de-
sign and construction between 2015 and 2020. 
This bridge, which carries NW South River 
Driver over the Tamiami Canal is planned to 
be replaced with a four lane drawbridge. 

• Miami River Greenway trail improvements 

Miami
Intermodal
Center

MIA-MIC Mover

Cen. Blvd.

Tr
i-R

ai
l

N
W
37
th

A
ve
n
u
e

Delaware Pkwy

M
et
ro
ra
il

A
ir
p
o
rt
E
xp
re
ss
w
ay

D
o
lp
hi
n
Ex
pr
es

sw
ay

NW 36th Street

NW 21st Street

NW 25th Street

NW North River Dr

N
W
32
nd

Av
en
ue

N
W
27
th
Av
en
ue

NW South River Dr

Palmer Lake

Palmer Lake
Study Area

18

°

between NW 36th Street and NW 12th Avenue 
are programmed as a Priority II project, sched-
uled for design and construction between 2015 
and 2020.

In addition, the Miami-Dade Expressway Au-
thority (MDX) has several roadway improve-
ment projects ongoing in proximity to the 
Palmer Lake area. These include the recon-
struction of MIA’s Central Boulevard, add-
ing an additional eastbound lane on the 836 
expressway, the MIA to State Road 112 Inter-
connector, Connect 4 Express expressway, and 
interchange improvements to 836.  

Transit service 
With the development of the MIC, the Palmer 
Lake area will have an extraordinary level of 
transit service by nearly every transit mode. 
Metrorail, Tri-Rail, and Amtrak passenger 
rail service will be available as well as local 
Metrobus and inter-city bus service. 

Existing transit service in the area is operated 
by Miami-Dade Transit (MDT) and Tri-Rail.  
MDT buses operate along NW 37th Avenue, 
21st Street, and 25th Street. The remainder of 
the study area is not currently served by tran-
sit. Once the MIC Metrorail station is in op-
eration, MDT bus service in the area will be 
restructured to serve this new station. A new 
bus route, the 836 Express, is to begin opera-
tion in 2012. This route will begin in west Mi-
ami-Dade and run east along the Dolphin Ex-
pressway to its terminus at the MIC Metrorail 
station. 

Tri-Rail, the commuter rail service serving 
Miami-Dade, Broward, and Palm Beach coun-
ties, operates from the Miami Airport station 
located on NW 21st Street. This station, the 
southern terminus of Tri-Rail service, will be 

Transit and major 
roadway access into 
the Palmer Lake area
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The Miami River Corridor Urban Infill Plan 
was prepared in 2002 by Kimley-Horn and 
Associates for the MRC, City of Miami, and 
Miami-Dade County.  Recommendations are 
provided for infill development appropriate to 
the various areas and neighborhoods along the 
river. In the Palmer Lake area, the plan recom-
mends the creation of a marine industrial zon-
ing district to limit land along the Upper Riv-
er to water dependent industrial uses. For the 
area between the  MIC and the river, the plan 
recommends that “a master plan for the area 
should be developed with the participation 
of county and city planners, the Miami River 
Commission, and the transportation agencies 
participating in the MIC development.” The 
Palmer Lake Charrette Area Plan essentially 
fulfills that recommendation.

The Miami River Corridor Multi-Modal Trans-
portation Plan was prepared in 2007 by Kim-
ley-Horn and Associates for the MRC and 
MPO. This plan identifies transportation 
needs and strategies for pedestrian and ve-
hicular improvements in the river corridor to 
improve access and mobility along the river. 
Among its recommendations are for water taxi 

Palmer Lake Study Area

20

Concept plan from 
the 2001 Greenway 
Action Plan

reconstructed as part of the MIC Central Sta-
tion. 

Previous studies
The Miami River and the surrounding upland 
areas have been the subject of numerous plans 
and studies. Some of the more recent plans 
that include references to the Palmer Lake 
area are the Greenway Action Plan, Miami 
River Corridor Urban Infill Plan, Miami River 
Corridor Multi-Modal Transportation Plan; and 
the Miami River Corridor Catalyst Project. A 
complete list of the studies reviewed during 
the Area Planning process is provided in Ap-
pendix D.

The Greenway Action Plan was prepared in 
2001 by Greenways Inc. and The Trust for 
Public Land for the Miami River Commission 
(MRC). It recommends the development of a 
greenway along the river corridor from Bis-
cayne Bay west to the Palmer Lake area with a 
network of trails, bikeways and walkways; cre-
ating points of public access to the river; and 
improving existing parks and the riverbank to 
encourage public use. Recommendations are 
organized among the Lower, Middle, and Up-
per River areas. 

The Upper River section addresses the area 
between NW 22nd Avenue and the Palmer 
Lake area. The greenway facility in this sec-
tion is recommended to be provided within 
existing rights-of-way. The greenway route 
would follow NW South River Drive, Dela-
ware Parkway and NW 37th Avenue. The 
plan also recommends the creation of a park-
like environment around Palmer Lake; a trail 
around the lake which connects to the green-
way network; and a boardwalk, fishing pier 
and boat dock along the lake perimeter. 

service on the Miami River between Down-
town  Miami and the MIC; a rail freight con-
nection between MIA and the Port of Miami; 
and a ‘River Cargo Zone’ with truck staging, 
marine service area and warehouse space. 

The most recent study was prepared by 
the American Institute of Architects (AIA) 
through their ongoing Communities by De-
sign program. The Miami River Corridor Cata-
lyst Project was completed in 2010 and analyzed 
the current state of the river corridor. Some  of 
its recommendations include: improvement of 
public access to the river, continuing additions 
to the riverwalk, linking parks through the 
greenway, and preserving marine-related uses. 
Regarding the Palmer Lake area, the study 
recommends a destination environmental cen-
ter operated in partnership with educational 
institutions, pedestrian trails around the lake  
connected to the MIC, construction of an addi-
tional channel to the Miami River to improve 
access and water circulation in the lake, and a 
water trail with a kayak rental facility. 
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These drawings, the ‘Citizens’ Plans,’ were created on October 16, 2010 during the design workshop by groups of 6-10 participants. These plans guided 
planning staff in developing the concepts and recommendations within this Area Plan.

The bulleted items below each plan are concepts from plan drawings and presentations made by participants in each group. On the following pages, 
these specific concerns within the study area are analyzed and recommendations given for their improvement. 

Group 1

• Permit pedestrian bridges over public right-of-
ways

• Improve streets, lighting, and sidewalks
• Connect NW 37th Avenue to NW South River 

Drive
• Provide a median on NW 37th Avenue
• Repair Tamiami Canal bridge
• Build a drawbridge over Palmer Lake channel
• Permit mixed uses

• Retain existing uses, allow new uses
• Establish a free trade zone 
• Improve appearance of existing buildings
• Establish an identity for the area
• Give streets proper names
• Provide incentives for development
• Establish a CRA for infrastructure improve-

ments
• Provide a police station, water taxi terminal, 

and marine shipping facilities on transit prop-
erty

• Improve pedestrian facilities
• Improve access to the MIC from NW 37th 

Avenue
• Improve the habitat for marine life

Citizens’ Plans

2221
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• Encourage job creation
• Provide pedestrian access to Palmer Lake and 

around the lake edge
• Utilize the waterfront
• Develop office and warehouse space
• Support the adjacent residential areas
• Develop hotels, shops, restaurants
• Beautify the area
• Provide infrastructure improvements

• Place power lines underground
• Provide an appealing area for pedestrians
• Create open spaces around Palmer Lake and 

Miami River
• Connect NW 37th Avenue to South River Drive 

and Miami River Greenway
• Allow non-motorized boats on Palmer Lake
• Improve seawalls on Miami River
• Market the potential of the area

• Provide a truck waiting area
• Establish an identity for the area
• Improve the ‘first impression’ of the area
• Establish a marine education facility

Group 2

2423



17 PALMER LAKE CHARRETTE AREA PLAN REPORT 18

Citizens’ Plans

• Establish an identity for the area
• Improve street signs
• Permit pedestrian bridges over public right-of-

way
• Extend NW 37th Avenue to NW South River 

Drive
• Provide streets with curbs, gutters, sidewalks, 

on-street parking and landscaping
• Conceal surface parking and industrial yard 

areas

• Build roundabouts at intersections
• Improve street connectivity 
• Establish mixed-use zoning
• Establish a trade center and free-trade zone
• Build walkways with lighting around Palmer 

Lake
• Provide a day care facility for area employees
• Build an environmental center at Palmer Lake
• Provide a kayak and paddleboat rental facility 

at Palmer Lake

• Establish a water taxi service
• Build a marine shipping facility on transit prop-

erty
• Preserve marine industrial businesses
• Replace Tamiami Canal swing bridge
• Dredge and clean Tamiami Canal
• Replace bridge over Palmer Lake channel
• Give an identity to the area with street names, 

signage, and entrance features
• Implement incentives for development

Group 3

2625
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• Joint development on MIC property should 
serve as a catalyst to the Palmer Lake area

• Improve accessibility to the area
• Beautify right-of-ways 
• Make the area pedestrian-friendly
• Improve street lighting
• Rebuild South River Drive as a four lane road-

way
• Extend NW 37th Avenue north with a new 

bridge over the Miami River
• Improve the NW 37th Avenue, 28th Street, and 

South River Drive intersections
• Provide a water taxi service
• Permit mixed-uses
• Modernize shipping terminals
• Reconstruct deficient bulkheads along the 

Miami River
• Provide a waiting area for trucks serving ship-

ping facilities
• Create an identity for the Palmer Lake area
• Provide a waterfront park on transit property 
• Improve access to the lake
• Encourage sustainable and ‘green’ develop-

ment
• Encourage new office and warehouse devel-

opment

Group 4

2827
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The Palmer Lake Charrette Vision Plan is the 
culmination of hours of study, research, and 
input from residents and property owners in 
the study area. Urban design principles were 
utilized to address specific issues affecting 
Palmer Lake and the surrounding area and re-
sult in the recommendations described in the 
following sections of this report. 

The Vision Plan represents existing buildings 
and structures in a light red color; future de-
velopment as recommended in the Vision Plan 
are shown in a dark red color. Trees and public 
open space are shown in green, private open 
space is shown in yellow.
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Specific recommendations are organized by 
the four areas shown in the diagram on this 
page. The MIC Core Area is the area along 
NW 37th Avenue extending to the Miami Riv-
er. The Palmer Lake Area is the area imme-
diately surrounding the lake. The Core East  
Area is located between NW 21st and 25th 
Streets from NW South River Drive to NW 
36th Avenue. The Riverside Area follows the 
Miami River and Tamiami Canal. 

Many of the recommendations in this plan 
may not be possible without zoning changes, 
variances, changes in county policy, special 
taxing districts, or other implementation and/
or funding mechanisms. The realization of 
these recommendations is further discussed 
in the Implementation section of this report.
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MIC Core Area

MIC Central Station

Metrorail Guideway/SFRC

NW 37th Avenue

Palmer Lake

Miami River

NW 21st Street

Tamiami Canal

MIC Core

Palmer Lake

Core East

Riverside

Existing buildings

Water bodies

The approximately 35 acres immediately east 
of the MIC is what this plan considers to be 
the ‘Core’ of the designated Metropolitan Ur-
ban Center. It includes the MIC joint develop-
ment area and extends east to about NW 35th 
Avenue. As this area adjoins the most pedestri-
an-oriented portions of the MIC, development 
that occurs here should be the most intense 
and pedestrian-oriented as well. 

One of the main purposes for the designation 
of urban centers at transit facilities is to en-
courage development that supports transit us-
age. As an example, existing Metrorail stations 
with the highest patronage are those that are 
located in intensely developed areas with an 
urban character, such as those stations at Gov-
ernment Center, Civic Center, and Dadeland 
South. To take fullest advantage of the Central 
Station and its Metrorail, Tri-Rail, and other 
transit services, the MIC Core Area should be 
developed in a similar fashion, as described 
below.

Development character 
Future development in the MIC Core should 
be built to both maximize the intensities pro-
vided for Metropolitan Urban Centers and to 
form a pedestrian-oriented and mixed-use 
district. To efficiently utilize available land, 
the lower floors of buildings should fill their 
entire lot, or be placed along the perimeter of 
a property. Ground floors should be occupied 
by uses that provide interest for passing pedes-
trians. Primary building entrances should be 
located near the property line, facing the pri-
mary adjoining street. 

31

MIC Joint Development Area

Parking and service areas should be internal-
ized and screened from surrounding streets.  
Buildings such as hotels that require extensive 
vehicle circulation and drop-off areas should 
provide these areas away from the primary 
street frontage or be internalized within the 
building.

Sidewalks should be at least 15 feet in width 
as measured from the curb to permit adequate 
area for the placement of street trees and street 
furnishings such as benches, bus shelters, 
newsracks, street lighting and utility poles 

without encroaching into the primary pedes-
trian area along building frontages. 

Buildings that meet these general characteris-
tics are illustrated throughout this section.

MIC joint development
The Florida Department of Transportation 
(FDOT), in its planning for the MIC has re-
served 8 acres between the Central Station and 
NW 37th Avenue for up to 1.5 million square 
feet of joint development. In the near future 
FDOT will be offering this area for develop-
ment, although at this time what type of of-
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32

Aerial view to the 
northeast of the MIC 
Core Area. The MIC 

Central Station is 
visible at the middle 
left and Palmer Lake 

can be seen at the 
upper left.  

View Key
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MIC Central 
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MIC Core Area

fering will be made has not been determined. 
Regardless of the procedure used to select a 
development proposal, this area should be 
built to a high quality and intensity and meet 
the minimum standards for Metropolitan Ur-
ban Centers.

Illustrated here is a development concept 
showing several buildings oriented toward 
both the Central Station and NW 37th Av-
enue. The orientation of buildings is particu-
larly important as the joint development area 
is the link between the MIC and the Palmer 
Lake area beyond. The buildings in this con-
cept generally follow the block pattern es-
tablished by the surface parking areas to the 
west. The large, elliptical-shaped building on 
axis with the Central Station concourse could 
be occupied by hotel or office uses, meeting 
space, and ground floor retail uses. Occupying 
the center of the building is a large enclosed 
atrium. This building is also shown connected 
to the MIC by an extension of the Central Sta-
tion concourse. This connection is an essential 
part of a network of elevated pedestrian walk-
ways further discussed below. To compliment 
the Central Station plaza adjacent to the inter-
city bus terminal, an additional open space of 
approximately 16,000 square feet is located to 
the south of this building, shown in Figure 35, 
linking the MIC to 37th Avenue. 

This plan also recommends that the surface 
parking areas adjoining the Central Station be 
made available for development as well. Park-
ing should be provided instead within garages 
containing additional uses. A 10-story garage  
with ground floor retail or office uses is illus-
trated next to the Central Station entrance in 
Figure 33. 33

View west toward 
the MIC Central 
Station. The MIC 
joint development 
area is shown in the 
foreground.

View Key

NW 37th Avenue

MIC Central 
Station

NW 21st Street °
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All the buildings in the joint development area 
depicted in figures 32-35 should contain uses 
that compliment the activity of the MIC. The 
buildings shown contain an estimated 1.3 mil-
lion square feet of floor area and result in a 
floor area ratio (FAR) of 4.5. This is consistent 
with the minimum requirement of an FAR 
greater than 3.0 in the core of a Metropolitan 
Urban Center. 

Elevated walkways
A network of elevated walkways extending 
from the Central Station throughout the MIC 
Core Area should be developed. Similar net-
works such as the ‘Skywalk’ in Minneapolis 
and ‘Plus Fifteen’ in Calgary have been in 
successful operation for many years and be-
come essential parts of those cities downtown 
pedestrian networks. An elevated pedestrian 
network connected to the MIC would provide 
a significant amenity to visitors, building ten-
ants, and residents and allow future develop-
ment to take full advantage of the Central Sta-
tion and its direct connection to MIA. 

This elevated pedestrian network should be-
gin at the Central Station concourse and ex-
tend to future buildings located in the joint 
development area. From there, it should ex-
tend across NW 37th Avenue linking to de-
velopment further east. Figure 36 on page 23 
illustrates a network of walkways connecting 
properties on both sides of NW 37th Avenue 
to the MIC. An interior view of the concourse 
extension from the Central Station is shown in 
Figure 37 on page 23.

Since many walkway users will be visitors 
unfamiliar with the area, a consistent envi-
ronment that eases navigation is important. 
To achieve this, design standards should be 

NW 37th Avenue

N
W

 25th
 

S
treet

MIC Central Station

N
W

 21st
S

treet

Recommended 
additional joint 

development 
area

MIC joint devel-
opment area

Open space along 
NW 37th Avenue 
in the joint devel-
opment area, the 

Central Station is in 
the far distance
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developed providing requirements on mini-
mum walkway width, interior finishes, oper-
ating hours, and wayfinding signage. Public 
agencies such as Planning and Zoning, Public 
Works and FDOT should determine what type 
of easements and maintenance agreements 
would be required for the use of public rights-
of-way and access through private property for 
the network. A predictable permitting method 
should be established so that property owners 
may begin to develop this recommended walk-
way network with a minimum of difficulty.

It should be noted that the elevated pedestrian 
network as recommended here is not a substi-
tute for high quality public spaces and pedes-
trian areas at street level. The elevated and 
street level networks should compliment each 
other and contribute to a convenient and desir-
able environment.

NW 37th Avenue
NW 37th Avenue, also known as Douglas 
Road, is the north-south ‘spine’ through the 
MIC Core. The segment of this roadway north 
of the Tamiami Canal currently has four lanes, 
a painted median, curbs and gutters, and  nar-
row sidewalks. The existing 70-foot right-of-
way is not adequate to provide a streetscape 
suitable for a pedestrian-oriented district 
while maintaining four through-traffic lanes. 
Also, the existing right-of-way width is not ad-
equate for the sidewalk, bike lanes, on-street 
parking, and landscaping as recommended 
here and envisioned by the Miami River Gre-
enway, which this  roadway segment is a part 
of. Figure 39 illustrates these elements and the 
area required. To preserve the placement of 
the existing electrical transmission lines along 
the east side of NW 37th Avenue the center-

Interior view of 
elevated pedestrian 
concourse connect-
ing the MIC to the 
joint development 
area.

Diagram of elevated 
pedestrian walkways 
extending eastward 
from the Miami Inter-
modal Center.

37

36

MIC Core Area

NW 37th Avenue

MIC Central 
Station

NW 25th Street

NW 21st Street

NW 22nd Street

Palmer Lake
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Sidewalk
Landscape Area/

Curb, Gutter
Parking Lane

Bike Lane
Travel Lane
Travel Lane

Median, Turn Lane

West East

Street Furnishings

10' 8' 7' 5' 11' 10'2' 10' 10' 11' 5' 7' 2' 8' 10'

28' Easement area 18' Easement area70' Right-of-way

Above, existing plan and section of NW 37th Avenue 
between NW 21st and 25th Streets showing location of 
electrical transmission lines.

Right, plan view of recommended improvements to NW 
37th Avenue illustrating bike lanes, on-street, parking, 
and enhanced sidewalk area.

Sidewalk
Curb, Gutter
Travel Lane
Travel Lane

Two-way Left
Turn Lane

West East

6' 2' 11' 11' 10'

70' Right-of-Way
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MIC Core Area

line of the roadway is shown shifted slightly 
westward. In the event the transmission lines 
are relocated, the current centerline could be 
maintained. As an alternative to acquiring ad-
ditional right-of-way or requiring right-of-way 
dedication by adjoining property owners, the 
area required for the widened sidewalks and 
on-street parking could be provided through 
the use of easements permitting public access 
in these areas.

Bertram property
Bertram has been a significant industrial pres-
ence in the Palmer Lake area for many years 
and the continued use and expansion of the 
Bertram property as a boat manufacturing 
or other industrial facility should be allowed. 
However, the exceptional location, access size 
and proximity to the MIC of this property of-
fers an excellent opportunity for redevelop-
ment which should be allowed if some or all 
industrial activity is relocated from this prop-
erty. 

Shown here are two alternative concepts for 
adaptive reuse or redevelopment of the prop-
erty. The alternative shown in Figure 40 rec-
ommends that NW 35th and 36th Avenues be 
constructed between 22nd and 21st Streets 
with sidewalks, on-street parking and en-
hanced landscaping. The existing buildings 
located along NW 37th Avenue are retained 
and retrofitted to accommodate retail, office 
or hotel uses. A plaza at the northeast corner of 
21st Street and 37th Avenue is recommended. 
Buildings on both sides of NW 21st Street are 
connected by a pedestrian bridge to link devel-
opment north of 21st Street to properties along 
the Tamiami Canal. A water taxi terminal can 
be located on the southeast corner of NW 21st 

Plan view of Bertram 
property redevel-
opment between 
Tamiami Canal and 
NW 22nd Street.

Far left, view west 
above NW 21st 
Street showing water 
taxi terminal at the 
southeast corner of 
21st Street and 37th 
Avenue.

Left, water taxi ter-
minal building and 
pedestrian bridge.41
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Street and 37th Avenue. Such a taxi service 
would create a direct link between the Palmer 
Lake area and Downtown Miami via the Mi-
ami River. On the eastern half of the property 
new uses should be complementary to the ad-
joining existing industrial uses.

If the existing buildings on the Bertram prop-
erty are not desirable for reuse, Figures 43-45 
illustrate a mixed-use hotel, retail, office, and 
residential development. Larger-scale uses 
such as big-box retail or a trade mart could 
also be accommodated. Along NW 37th Ave-
nue are hotel and office buildings bisected by a 
multi-level specialty retail area. Between NW 
36 and 35th Avenues are larger-scale uses and 
parking garages. Further to the east is an ad-

View northwest over 
the Tamiami Canal 

toward the Bertram 
Yacht property. Rede-
velopment of the site 
is shown with mixed-

use hotel, office, 
retail and residential 

development.

Right, view to the 
north within the Ber-
tram Yacht property 
showing hotel and 

retail uses.

Far right, view to the 
east within the Ber-
tram Yacht property 
showing a specialty 

retail area.

43

4544
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ditional hotel or residential building. Similar 
to the previous concept, both internal streets 
and streets surrounding the Bertram property 
should provide for wide sidewalks, on-street 
parking, and extensive landscaping. Land-
scaped open spaces should be provided and 
integrated with the overall development of the 
property. 

In either case, the redevelopment of the Ber-
tram property has excellent potential to trans-
form into a mixed-use, pedestrian-oriented  
district that compliments the MIC and joint 
development area as well as the rest of Palmer 
Lake. 

Gumberg and Hertz properties
Located between NW 22 and 24th Streets and 
36 and 37th Avenues, the Gumberg and Hertz 
properties are currently used for surface park-
ing. These properties, totalling about 7 acres 
are suitable for hotel and street facing retail 
uses. Shown in Figure 46 is an aerial view 
of these two properties developed with hotel 
uses. 

Figure 47 shows a view of the southeast corner 
of NW 37th Avenue and 24th Street and the 
development of the Hertz property with a mid-
rise hotel and its entrance oriented toward the 
intersection. Not visible in that figure is its ve-
hicular entrance, located on NW 24th Street. 
Above 37th Avenue an elevated walkway con-
nects the building on the Gumberg property 
to the MIC joint development area.  

Truck parking area
Cargo operators in the Palmer Lake area rely 
on trucks for local transport of containers and 
bulk material to and from their terminals. 
Currently, trucks waiting for access to termi- 43

46

Aerial view north 
of development on 
the Hertz (top) and 
Gumberg (bottom) 
properties. NW 37th 
Avenue is visible to 
the far left.

View south along 
NW 37th Avenue at 
24th Street toward 
the Hertz property 
(foreground) and 
Gumberg property 
(behind).47

MIC Core Area
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View to the southeast 
of the truck parking 

area west of NW 37th 
Avenue.

nals for loading or unloading typically park 
in swale and median areas in the right-of-way. 
This is frequently a cause of traffic conges-
tion, can block driveways and be a visibility 
obstruction. To provide a designated location 
for waiting trucks serving the cargo operations 
in the study area, it is recommended that the 
property west of NW 37th Avenue, bounded by 
28th Street and the South Florida Rail Corri-
dor should be used for this purpose. This ap-
proximately 3.4-acre property is owned by the 
Miami-Dade Expressway Authority (MDX) 
and is currently vacant. 

As shown in Figure 48, trucks would access 
the property from NW 37th Avenue via 28th 
Street, using the existing railroad crossing, 
passing under the Metrorail guideway, and 
looping around into the parking area. For ease 
of circulation, trucks would be able to exit 
the parking area without having to back up. 
Construction and maintenance of the parking 
area could be performed by MDX and access 
managed by the SunPass transponder system. 
MDX, in cooperation with the shipping termi-
nals and trucking services active in the area 
should further evaluate the feasibility of such 
a facility. 

48

49

View of the truck 
parking area access 

along NW 28th 
Street. The Metrorail 

guideway and NW 
37th Avenue is visible 

in the distance.
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Palmer Lake Area
Palmer Lake

MIC Core

Riverside

Core East

Existing buildings

Water bodies

Miami River

Palmer Lake

NW South River Drive

NW 25th Street

NW 37th Avenue

SFRC

For most people Palmer Lake is unknown. The 
study area, despite its central location, is iso-
lated by the surrounding waterways. The lake, 
even more so as it is hidden by buildings and 
vegetation. Until the recent extension of NW 
37th Avenue from 25th to 28th Streets, Palmer 
Lake was only visible from the NW South Riv-
er Drive bridge crossing over the channel link-
ing the lake to the river. 

One of the most frequent requests by charrette 
participants was the need to provide public 
access to the lake. Although not impossible, 
creating opportunities for lake access is com-
plicated by the fact that the lake is privately 
owned. Unlike the Miami River, the owners 
of the lake have no obligation to permit public 
access. Regardless of the challenges in provid-
ing access, the need and desire is clear. With 
the successful implementation of the recom-
mendations in this plan, Palmer Lake can be-
come a significant amenity for residents and 
visitors.

Visual access
Land between the lake and NW 37th Avenue 
is currently owned by the Florida Depart-
ment of Transportation and was acquired as 
part of development of the MIC. This land, 
approximately 3.3 acres, is irregular is shape 
and is widest at the northwest corner of the 
lake. The ownership of this property should be 
transferred to the Miami-Dade County Park 
and Recreation Department and operated as a 
public park. In the short term, Park and Recre-
ation should cooperate with FDOT to evaluate 
the property for its suitability as a park and to 

View to the southeast 
across Palmer Lake. 
The intersection of NW 
37th Avenue and 25th 
Street is visible at the 
upper right.

50
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determine if any environmental remediation 
is necessary.

The chain-link fence blocking view of the lake 
should be removed. If the current lake bank is 
too steep to be left unprotected, a low decora-
tive wall should be provided. A walkway along 
the lake edge should be provided as well. This 
walkway should connect to 37th Avenue at 
multiple points, and be fitted with pedestrian 
lighting and seating areas. These relatively 
simple actions would allow Palmer Lake to be-
come visually accessible to the public.

Water access
Access to the lake surface is desirable for ac-
tive and passive uses. Active uses could in-
clude fishing, kayaking and paddle boating 
while passive uses could be bird watching and 
manatee viewing. A dock structure such as one 
shown in Figures 51, 54, and 55 would permit 
all of these activities. This concept is of a dock 
extending from the intersection of NW 37th 
Avenue and 25th Street and follows the lake 
edge. The dock should provide for the moor-
ing of non-motorized watercraft and viewing 
of manatees and other marine life. Additional 
upland access should also be provided at mul-
tiple points. The construction of a dock as 
recommended would require the cooperation 
of the owners of the affected portion of the 
lake as well as some type of operation, access, 
and maintenance agreement with the upland 
property owners. In the event that the Dollar 
Rent-a-Car property and other properties on 
the north shore of Palmer Lake are redevel-
oped, the dock should be extended in a similar 

Right, future devel-
opment surrounding 

Palmer Lake.

Inset, view across 
Palmer Lake. 53

52
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Palmer Lake Area

manner. 

Construction of a dock as described above or 
other alterations or construction along the 
shoreline of Palmer Lake will require review 
by the county’s Department of Environmental 
Resources Management (DERM) and may re-
quire a Class I permit. Depending on location 
or impact, review and approval may also be 
required by the Florida Department of Envi-
ronmental Protection, U.S. Army Corps of En-
gineers, or South Florida Water Management 
District. 

As an alternative to providing a dock on the 
lake surface, properties adjoining the lake un-
dergoing redevelopment should provide a pe-
destrian walkway along the lake edge permit-
ting public access.

NW 37th Avenue
From NW 25th Street northward, NW 37th Av-
enue links the MIC and the surrounding area 
to Palmer Lake. This portion was recently con-
structed and curves along the west side of the 
lake to NW 28th Street. To create a significant 
landmark, a gateway to the lake, and to im-
prove traffic circulation, a roundabout is rec-
ommended to replace the current signalized 
intersection at 37th Avenue and 25th Street. 
Shown in Figure 54 is a two-lane roundabout 
providing through movement for vehicles and 
pedestrian crossings at all intersection legs. 
The roundabout shown here has an outer di-
ameter of approximately 130 feet and would 
not require any additional right-of-way except 
for a small area at the southwest corner from 
property currently owned by FDOT. At the 
roundabout’s center a large-scale artwork is 
shown. As current engineering standards do 
not permit bike lanes to continue through a 54

View north toward 
roundabout at NW 
37th Avenue and 
25th Street. Palmer 
Lake is visible at the 
top of the image. 
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View to the west 
toward the Palmer 

Lake Environmental 
Center and beyond, 

NW 37th Avenue. 55

roundabout, transition areas from bike lanes 
to the sidewalk would need to be provided. Lo-
cated at the northwest quadrant of the round-
about is a landscaped plaza is leading to either 
the lake dock or walkway as described above. 

North of NW 25th Street, 37th Avenue cur-
rently has two through travel lanes, curbs and 
gutters, and a wide sidewalk along the east side 
painted with a stripe and signs designating a 
bike lane. It abruptly ends at NW 28th Street, 
requiring a sharp turn to continue to or from 
South River Drive. NW 37th Avenue should be 

reconfigured to provide direct access to South 
River drive. The segment of NW 28th Street 
east of 37th Avenue should be reconfigured as 
an extension of 37th Avenue leading to a new 
intersection at South River Drive. On-road 
bike lanes, on-street parking at least along the 
east side, and consistently planted street trees 
should be provided along 37th Avenue. The on-
street parking would serve users of the park as 
recommended above.

NW 25th Street
Extending west from South River Drive, NW 

25th Street is a primary east-west link from 
the Riverside Area to the MIC and Le Jeune 
Road. A portion of the Miami River Greenway 
is designated along this street between South 
River Drive and NW 37th Avenue. As part of 
the Greenway, this street should be improved 
with on-street parking, bike lanes, landscap-
ing, sidewalks, benches, and directional sig-
nage. 

Environmental center
Also desired by participants in the charrette 
process was an environmental center adjacent 
to the Palmer Lake. Shown in Figures 51 and 
55, this building could provide working space 
for public agencies that regulate or manage 
varying aspects of the Miami River and its 
environment such as the Florida Department 
of Environmental Protection, United States 
Coast Guard, Miami-Dade County Depart-
ment of Environmental Resources Manage-
ment, Miami River Commission, and others. 
Public meeting space and a visitor’s center 
should also be provided.

Historic marker
During World War I, the Palmer Lake area 
was used by the U.S. Marines as an airfield 
and training for its air corps. Before the war, 
a landing strip and flight school had been es-
tablished by the aviator and developer Glenn 
Curtiss. A marker describing the historic sig-
nificance of this area should be placed within 
the new park adjacent to Palmer Lake as rec-
ommended above. This could be a post-type 
marker found in many locations in the coun-
ty or may be a more substantial structure or 
monument. In either case, the unique activi-
ties that occurred in the area should be com-
memorated. 



35 PALMER LAKE CHARRETTE AREA PLAN REPORT 36

Core East Area
The Core East Area is located between the  
MIC Core and Riverside Areas and should 
serve to transition between the two. Bounded 
by NW 25th Street to the north, NW South 
River Drive to the east, NW 35th Avenue to 
the west and the properties adjacent to the 
south side of NW 33rd Avenue, this area is cur-
rently occupied by a variety of commercial and 
light industrial uses. Existing buildings are 
typically one story, and surrounded by surface 
parking lots. Two large properties west of 24th 
Street Road were occupied by rental car opera-
tions that have since relocated to the Rental 
Car Center within the MIC. 

As most of this area is located in close proxim-
ity of the MIC, mixed-use and higher inten-
sity development should occur. Similar to the 
MIC Core, future development should provide 
a pedestrian-oriented environment with wide 
sidewalks, landscaping, and buildings that  
define public space and the street edge. These 
design standards should be applied to all de-
velopment in this area, whether commercial, 
industrial, residential, or mixed-use. Design 
standards such as these permit uses to be in 
close proximity that if otherwise regulated by 
conventional zoning, would be considered in-
compatible. 

Alamo property
The property located between NW 33rd Av-
enue, 22nd and 23rd Street Roads, and 24th 
Street is the former location of Alamo Rent-
a-Car. This approximately 7-acre property 
is shown at the upper center of Figure 58. Il-
lustrated is a redevelopment concept consist-

Palmer Lake

MIC Core

Riverside

Core East

Existing buildings

Water bodies

Miami River

NW South River Drive

NW 21st Street

Tamiami Canal

Existing view toward 
NW South River 
Drive along NW 33rd 
Avenue.
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View to the northwest 
over NW North River 

Drive. The Tamiami 
Canal is at the far 
left and the Miami 

River at the far right; 
Palmer Lake can be 

seen at the upper 
right.

View Key

NW South River 
Drive

NW 24th 
Street Road

NW 25th Street

NW 21st Street

NW 33rd Avenue

58
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National Property
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Core East Area

ing of retail, office, and residential uses. Four 
mid-rise residential buildings are shown lo-
cated above two 4-story podiums containing 
the commercial uses and parking facilities. 
Between the two podium buildings is a large 
street-level landscaped open space.

National property
The property formerly occupied by National 
Car Rental, located north of the Tamiami Ca-
nal, east of NW 33rd Avenue, and south of 23rd 
Street Road is shown developed with office 
and industrial uses. An extension of NW 22nd 
Street Road bisects the property and connects 
to 23rd Street Road. Along 33rd Avenue a mid-
rise office building and parking garage are 
located. Along the Tamiami Canal are dock-

height warehouses suitable for cargo shipping 
and other light industrial uses. This concept is 
shown at the lower left of Figure 58.

In the remainder of this area, mainly north 
of NW 23rd Street Road, future development 
should provide additional light industrial and 
office space supporting the marine uses along 
the Tamiami Canal and Miami River. 

59 60

Above left, future development in the Core 
East area. Palmer Lake is in the fore-
ground, NW South River Drive is at the far 
left. The hotel currently under construction 
south of Palmer Lake  can be seen at the 
lower right.

Above, view southwest along NW 34th 
Avenue.
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61

View west overlook-
ing future develop-
ment of the Alamo 

property toward the 
intersection of NW 

22nd Street and  
22nd Street Road.
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Riverside Area
Riverside

Core East

Palmer Lake

MIC Core

Existing buildings

Water bodies

Palmer Lake

NW 21st Street

NW South River Drive

NW 20th Street

Tamiami Canal

Miami River

Tamiami Canal bridge

Located between the Miami River and NW 
South River Drive and also along the Tamiami 
Canal, the Riverside Area is occupied by a va-
riety of uses that rely on direct access to the 
water. Cargo shipping, yacht manufacturing 
and repair, salvage operations, and other uses 
are all located in this area. All the uses cur-
rently permitted in this area should continue 
to be allowed and expanded. Other uses per-
mitted in Urban Centers and compatible with 
the uses provided in the Port of Miami River 
Element of the CDMP but not permitted by 
existing zoning districts in the area should 
be allowed as well. These may include retail, 
restaurant, office, residential and live-work/
work-live uses. As the character of the River-
side Area is that of a ‘working waterfront,’ new 
uses should occur within buildings that are 
compatible with an industrial environment. 
Occupants of buildings that are not industrial 
in nature should be made aware that many wa-
ter-dependent uses may generate noise or op-
erate through the night or in early mornings. 
While there could be a potential for conflict 
with the variety of uses that may be permit-
ted, as in the Core East Area discussed above, 
design standards should be implemented to 
lessen potential incompatibilities. *
NW South River Drive
Designated as part of the Miami River Gre-
enway, NW South River Drive should be re-
constructed to provide sidewalks, landscape 

Far left, view to the 
west of the Miami 
River in the Palmer 
Lake area.62 63

* As amended by the Board of County Commissioners at their 
May 1, 2012 meeting. Amendments are indicated by the un-
derlined words. 
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64

65

Left, NW South River 
Drive is transformed 

with the addition 
of parallel parking, 
curbs, consistently 

planted street trees, 
and bike lanes.

Top right, existing 
view along NW South 

River Drive.

Lower right, diagram  
of NW South River 
Drive roadway ele-
ments as illustrated 
occuring within the 

existing 70-foot right-
of-way.

Sidewalk

Travel Lane

South North

70' Right-of-Way

Bike Lane
Parking Lane

Curb/Gutter
Landscape Area

65.1
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Riverside Area 

strips, curbs and gutters, bike lanes, and two 
through travel lanes. Currently this roadway is 
in an essentially rural condition. The roadside 
is an irregular mix of patches of asphalt, dirt, 
gravel, and weeds. Parking occurs haphazardly 
in the right of way, sometimes blocking drive-
ways and obstructing visibility. The provision 
of designated on-street parking lanes would 
improve both the appearance and operation 
of this road. Reconstruction incorporating 
all these features is shown in Figure 64 on the 
facing page. The bridge carrying South River 
Drive over the Palmer Lake channel should be 
reconstructed as well. The current bridge is 
too narrow to permit the continuation of side-
walks and bike lanes as recommended. The re-
placement of the existing structurally deficient 
Tamiami Canal swing bridge is a programmed 
improvement in the Long Range Transpor-
tation Plan. In its place, a four-lane bascule 
bridge is scheduled to be constructed between 
2015 and 2020. 

Miami-Dade Transit property
As part of the construction of the MIC-Ear-
lington Heights extension of Metrorail, Mi-
ami-Dade Transit (MDT) acquired several 
properties  on the Miami River east of the 

SFRC. Together these properties total approx-
imately 3 acres. Only a small portion of this 
property is needed for the guideway columns 
that carry the Metrorail over the Miami River. 
The remaining property is available for devel-
opment of public facilities or business uses 
through a joint development agreement. 

Some of the suggestions made through the 
charrette planning process for the use of this 
property were: a water taxi terminal, police 
station, a cargo shipping facility, and public 
waterfront access and park area. Shown in Fig-
ures 66-68 is the development of this property 
accommodating several of these suggestions. 
The building shown could provide space for 
any or all of those uses. Along the waterside, 
the western half would permit a public river-
walk; the eastern half would be reserved for 
docking of marine vessels which require a se-
cure area. The portion of the property adjacent 
to the Metrorail should be reserved for the 
northern extension of NW 37th Avenue across 
the Miami River, described below.

NW 37th Avenue extension and Miami River 
bridge 
As noted earlier, Palmer Lake is isolated by 

Plan view of the 
extension of NW 
37th Avenue to NW 
South River Drive, 
development of the 
Miami-Dade Transit 
property and new 
bridge crossing the 
Miami River.

Concept for develop-
ment on the Miami-
Dade Transit property66

67
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View to the south 
showing Miami-Dade 

Transit property, 
new bridge crossing 

the Miami River, 
Metrorail guideway, 

and NW 37th Avenue 
extension. 68

surrounding waterways and has limited road-
way connections beyond the study area. Cur-
rent roadway access is limited to NW 37th 
Avenue from the south, South River Drive 
from the east, and 21st Street, 25th Street and 
South River Drive from the west. Access to the 
north and west is further limited by the grade 

crossings of the SFRC on NW 25th Street and 
South River Drive. Access between the north 
and south sides of the river is particularly im-
pacted, requiring a convoluted route east to 
NW 27th Avenue or west to NW 36th Street.

To provide improved access to the Palmer 
Lake area and to better link the marine uses 

north and south of the Miami River, NW 37th 
Avenue should be extended from 28th Street 
to North River Drive across the Miami Riv-
er. This street should be realigned from its 
current end at 28th Street across the MDT 
property at the southwest corner of South 
River Drive and 28th Street. From a new in-
tersection at South River Drive, 37th Avenue 
should continue across the MDT property and 
over a new bridge spanning the Miami River. 
Whether this bridge should be operable or 
fixed depends largely on the results of the Mi-
ami River-Miami Intermodal Center Capacity 
Improvements (MR-MICCI) project current-
ly underway. This project, sponsored by the 
South Florida Regional Transportation Au-
thority,  will analyze alternatives for improve-
ment of the SFRC across the Miami River. 

If the eventual railway improvements result 
in a fixed railroad bridge replacing the cur-
rent river crossing, then a new fixed roadway 
bridge could be constructed with little addi-
tional impact on river navigation. If an oper-
able railroad bridge remains in place, then 
a drawbridge or similar structure should be 
provided to maintain river navigation. In ei-
ther case, the direct access from the Palmer 
Lake area northward will provide a significant 
transportation benefit, particularly to the in-
dustrial uses that will be better linked to the 
large industrial area in east Hialeah. 

Other area improvements
Additional improvements recommended in 
the area include the dredging of the Tamiami 
Canal to remove accumulated sediment and 
the provision of multi-modal freight services 
between Miami International Airport, Port of 
Miami, Port of Miami River, and freight rail-
roads. 
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Streets and Public Spaces
Until the 1960s, most land subdivision took 
the form of gridded streets and blocks. Palmer 
Lake, like much of eastern Miami-Dade Coun-
ty was developed in this manner. As a result of 
its subdivision in the 1920s into the Grapeland 
Heights and Streamland Gardens plats, the 
study area today has an excellent network of 
streets and blocks. The extension of NW 37th 
Avenue from 25th Street 28th Street in 2007 
further enhanced circulation in the area. 

While the street network may be excellent, 
nearly all streets in the study area are in an es-
sentially rural condition. With the exception 
of NW 37th Avenue, streets lack sidewalks and 
curbs, leaving the roadway edge undefined 
and swale areas often in poor condition. Many 
businesses in the area rely on parking in the 
right-of-way for employees and visitors, but as 
this parking occurs in unpaved swales, the re-
sult is often a roadside filled with dirt, weeds, 
and after a rainstorm, standing water and pud-
dles of mud. The lack of sidewalks, crosswalks, 
and other pedestrian facilities also discourag-
es walking and transit usage. 

Specific recommendations for improvement to 
streets and rights-of-ways are discussed in the 
above sections of this plan report. This section 
addresses those recommendations that apply 
to the entire study area. As an example, NW 
37th Avenue is shown in Figure 69, illustrating 
wide sidewalks, on-street parking, bike lanes, 
street trees and landscaped medians. These el-
ements, which are necessary to transform the 
study area into an urban district suitable for 
high-quality private development, are further 69

View south along 
NW 37th Avenue. 
Bike and on-street 
parking lanes are 
recommended in 
both directions along 
this segment of 37th 
Avenue. The MIC joint 
development area is 
to the right.  
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Existing sidewalk

Sidewalk recom-
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Lake boardwalk
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Existing and recom-
mended pedestrian 

network.

described below. 

Pedestrian network
To complete the pedestrian network, sidewalks 
should be constructed along all streets in the 
Palmer Lake study area. Approximately 7.3 
miles of new sidewalks are required to satisfy 
this recommendation. When redevelopment 
within the study area occurs, required right-
of-way improvements should include for the 
provision of sidewalks. As discussed in other 
sections of this plan, sidewalks nearest to the 
MIC Central Station should be at least 15 feet 
in width as well as along other streets where 
pedestrian activity is expected. Along streets 
where available right-of-way is limited and are 
designated for bike lanes, such as NW 25th 
Street and NW South River Drive, the side-
walk width should not be less than 6 feet. Side-
walks along NW 37th Avenue should be pro-
vided as shown in Figure 39 on page 24.

Bicycle network
As part of the Miami River Greenway Action 
Plan, NW South River Drive, NW 25th Street, 
and NW 37th Avenue have been designated as 
part of the Miami River Greenway. The Gre-
enway, extending from Biscayne Bay to the 
Palmer Lake area, generally follows adjacent 
roadways along the river and is planned for 
on-street parking, bike lanes, landscaping, 
sidewalks, benches, and directional signage. 
The Greenway within the study area is shown 
in Figure 71.

In addition to the bike lanes along the desig-
nated Greenway, bike lanes should also be pro-
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Streets and Public Spaces

vided along NW South River Drive between 
NW 25 and 28th Streets, connecting the lanes 
recommended along NW 37th Avenue. Bike 
lanes as recommended in the study area would 
total approximately 4.2 miles.

Street furniture
Benches, bus shelters, street and sidewalk 
lighting, trash receptacles, and other objects 
are essential parts of the streetscape in a pe-
destrian-oriented district. In addition to pro-
viding comfort and amenity to pedestrians, 
a consistent program of street furniture can 
strengthen the identity of the study area. 

Complimentary pedestrian lighting fixtures, 
benches, and trash receptacles such as those 
shown in Figure 73 should be selected and 
placed in appropriate locations throughout 
the study area. Shown in figures 74 and 75 are 
bus shelters and freestanding advertising pan-
els and cylinders. Bus shelters are essential to 
provide sun and rain protection for transit pas-
sengers. The advertising panels shown in Fig-
ure 75 incorporate public information displays 
such as maps, area directional information, 
and electronic message displays. The instal-
lation and maintenance of shelters and panels 
such as these are supported by the advertis-
ing carried within and should be placed along 
streets with transit service and/or frequent pe-
destrian activity.

Street lighting
The roadway lighting fixture shown in Figure 
72 has been installed along NW 37th Avenue 
and NW 21st and 25th Streets as part of MIC 
roadway improvements constructed by FDOT. 
This distinctive, contemporary fixture should 
continue to be installed along streets through-
out Palmer Lake. On streets designated as part 

Far left, bus shelters 
incorporating transit 
information and ad-
vertising panels.

Left, pedestrian infor-
mation displays with 
integrated advertis-
ing.

Far left, the “OTS” 
roadway lighting 
fixture, manufactured 
by Kim Lighting, 
already installed on 
roadways leading to 
the MIC. 

Left, benches, trash 
receptacles, and 
pedestrian-scaled 
lighting.

74

72

75

73
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of the Miami River Greenway, lighting should 
be similar to those used on other segments of 
the greenway. Implementing these enhanced 
lighting fixtures as recommended may re-
quire changes to the existing Le Jeune Ter-
minals Special Taxing District. This district, 
which includes nearly all of the Palmer Lake 
study area, assesses property owners for the 
ongoing operation and maintenance of the ex-
isting street lighting.  

On-street parking
One feature common to most pedestrian and 
transit-oriented districts is the provision of 
on-street parking. Typically taking the form 
of a lane permitting parking of vehicles paral-
lel to the curb, on-street parking serves many 
purposes. Most obviously, it provides an easily 
accessible, highly visible parking area for mo-
torists. In addition, on-street parking serves as 
an extremely effective traffic calming feature, 
supports street-level retail without dedicated 
parking facilities, and serves as a physical 
buffer separating pedestrians from vehicles in 
regular traffic lanes.

On-street parking lanes should be provided 
throughout the Palmer Lake area. Where 
right-of-way is limited, parking should be pro-
vided on at least one side of the street. To pro-
vide for the use of electric vehicles, charging 
stations should be located adjacent to parking 
lanes.  

Utility services
The manner of installation and placement of 
utility services has a significant impact on the 
appearance and usability of the public right-of-
way and surrounding property. Electric, com-
munication, water, and sewer facilities should 
all be located underground or away from pri-69

View south along 
roadway between the 

MIC joint develop-
ment area (left) and 

the MIC Central 
Station (out of view to 

the right).
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Left and far left, 
entrance feature 
concepts.

Far left, concept for 
the bridge tender’s 
house at the Tamiami 
Canal.

Left, concept for an 
entrance feature.

78 79

76 77

Streets and Public Spaces

mary street frontages and pedestrian areas.  

Existing electric and communication lines 
in the study  area are typically located above 
ground and mounted on wood poles. The mul-
tiple electric, telephone, cable television, and 
other communication lines are unsightly and 
the poles are often leaning at various angles. 
These installations contribute to the haphaz-
ard and undeveloped visual character of the 
area. As new development occurs, these above-
ground utility lines should be relocated under-
ground, particularly along streets most used 
by pedestrians. Similarly, transformer vaults 
and other electrical and communications 
equipment should be located away from pedes-
trian areas and primary building entrances. 

Above ground water and sewer infrastructure, 
such as backflow preventers and lift stations 
should also be located away from pedestrian 
areas and primary building entrances. Back-
flow installations are required to comply with 
Chapter 32, Section 32-157 of the Code of Mi-
ami-Dade County, which requires they be lo-
cated in a recessed, covered space within the 
building envelope or shielded from view be-
hind a barrier wall.   

Entrance features
In addition to a coordinated program of street 
furniture, providing entrance features at the 
perimeter of the study area can help establish 
an improved identity for Palmer Lake. Shown 
in figures 76-79 are various structures that 
serve as identity markers and can be placed at 
major points of access. Using the manatee as a 
symbol of the Palmer Lake area is one concept 
shown in Figure 76. Figure 75 illustrates a dis-
tinctive structure for the bridge tender at a re-
constructed Tamiami Canal bridge.
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A plan of this type, which involves both pub-
lic and private property owners, as well as nu-
merous public agencies at different levels of 
government will be challenging to implement. 
Summarized below are some of the means by 
which the recommendations made in this re-
port can be realized. 

Zoning
Over the last decade, Miami-Dade County has 
adopted standards requiring compact, mixed-
use development areas designated ‘Urban Cen-
ter’ on its adopted Land Use Plan map. Outside 
these districts of intense development, zoning 
standards which produce conventional devel-
opment patterns apply. As an urban center, the 
creation of a zoning district that can imple-
ment many of the recommendations in this 
report, such as permitting or requiring verti-
cal or horizontal mixed-use, buildings close 
to the sidewalk, meaningful open space in the 
form of greens, square and plazas, and park-
ing behind or to the side of buildings should 
be implemented. This type of zoning district, 
commonly known as a form-based code, may 
include regulating plans illustrating develop-
ment intensities for affected parcels including 
permitted uses, maximum residential den-
sities, maximum building heights, and new 
street design, in combination with standards 
for parking, open space and other criteria 
shown with graphics and text. 

New form-based standards could affect only 
vacant or underdeveloped parcels or the entire 
area identified by the boundaries, including 

the future redevelopment of existing commer-
cial and industrial properties. Alternately, an 
overlay district could be developed. An overlay 
is adopted as a special district for lots within 
a defined boundary and includes development 
requirements as those found in form-based 
codes except new criteria is not required un-
less development conforms to urban design 
principles outlined in the report.  

To encourage development in the form envi-
sioned by this study, zoning incentives should 
be provided, such as bonuses for mixed-use 
buildings are that provide for increased densi-
ties, floor area ratio, and building height; pro-
visions for shared parking and allowing roof 
gardens as a type of open space, for example. 
If green building practices are required or 
encouraged by these ordinances, additional 
bonuses can also be made available. Compact 
developments created by these ordinances are 
efficient and sustainable methods of building 
communities. Review guidelines help miti-
gate the intensity of development and can be 
incorporated within the form-based or overlay 
ordinances. 

Guidelines used for site plan review include 
landscape buffers, building height transitions 
and setback areas if needed. Whatever stan-
dards are utilized, the result should be build-
ings that are compatible with existing and fu-
ture development in the area and that create 
attractive pedestrian-friendly and active pub-
lic spaces.   

A new zoning district, changes to existing dis-

tricts, or rezoning of property must all be con-
sistent with the county’s Comprehensive De-
velopment Master Plan (CDMP). In the case 
of Palmer Lake, a majority of the study area 
lies within the radius of a Metropolitan Ur-
ban Center as designated by the  CDMP LUP 
map. Permitted uses and development intensi-
ties in urban centers are provided in Appendix 
C. Outside the designated urban center area 
the underlying LUP designation would apply. 
Residential development permitted by zoning 
will be required to comply with public school 
concurrency requirements; determination of 
school concurrency is made at final plat, site 
plan approval, or building permitting.

Regardless of the recommendations made in 
this report, property owners can file a land use 
or zoning application as they see fit as part of 
ongoing redevelopment efforts.

Private development
Private development is the key to the suc-
cessful realization of this plan. While there 
has been and will continue to be significant 
public investments in and around the study 
area, these efforts will be incomplete without 
a corresponding level of private investment. 
With the incentives provided by through zon-
ing and other policy mechanisms, the Palmer 
Lake area should be an extremely favorable 
environment for future high-quality private 
development. 

Community Redevelopment Area
A Community Redevelopment Area (CRA) 
can be established in an area that meets the 

Implementation
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criteria in Chapter 163.340 of the Florida Stat-
utes. Some of these criteria are: a substantial 
number of deteriorated or deteriorating struc-
tures; a defective or inadequate street layout, 
parking facilities, roadways, bridges or public 
transportation facilities; faulty lot layout in re-
lation to size, adequacy, accessibility, or use-
fulness; and inadequate or outdated building 
density patterns among other deficiencies. 

The establishment of a CRA requires the issu-
ance of a finding of necessity by the local gov-
ernment which is adopted by resolution and 
supported by data and analysis which finds 
the area meets the criteria described above. 
Upon the finding of necessity it must be de-
termined if there is a need for a CRA to carry 
out the desired redevelopment. If a community 
redevelopment agency is warranted, the local 
government would then, by ordinance, appoint 
a board of commissioners to the newly created 
CRA.

Once a board has been established, it must 
prepare a redevelopment plan which address-
es the needs and redevelopment goals for the 
area. The board must then approve the plan 
and present it to the local planning agency and 
commission for final approval. Following the 
approval of the plan a Redevelopment Trust 
Fund is established to finance the CRA. 

The mechanism used to fund the CRA is Tax 
Increment Financing (TIF). TIF is a public fi-
nancing tool used to encourage private devel-
opment in the redevelopment area. TIF funds 
are generated from the excess in property val-

ues that are capped at the assessed value in the 
year a CRA is created, the base year. Certain 
tax revenues in excess of the base year value 
are deposited into the CRA Trust Fund and 
can only be spent in the redevelopment area.  

In the Palmer Lake area, a CRA could fund 
the implementation of recommended right-of-
way improvements, coordinate private devel-
opment activities, and manage common area 
improvements such as the recommended el-
evated walkway system. 

Enterprise Zone
The Palmer Lake study area is located within 
a state-designated Enterprise Zone. One of the 
major incentives for businesses locating or ex-
panding within this zone are ad-valorem tax 
exemptions of 50 percent for up to five years. 
Commercial or industrial developments that 
receive a tax exemption are also eligible for 
refunds of road, police, and fire services im-
pact fees. 

Special Taxing District
A Special Taxing District, consistent with 
Chapter 18 of the Code of Miami-Dade Coun-
ty, is another way that can fund infrastructure 
improvements within the study area. Special 
taxing districts provide a mechanism for fi-
nancing local infrastructure improvements 
by those property owners that would bene-
fit. Various improvements such as sidewalks, 
street lights, sewers, and landscaping can be 
financed through a district and allow improve-
ments to be made area-wide in a cost-effective 
manner. Implementation of a taxing district 

requires a petition by the mayor or of 50 per-
cent of the affected resident property owners 
and an ordinance adopted by the Board of 
County Commissioners. 

An existing district, the Le Jeune Terminals 
Special Taxing District was established in 
1993 and covers nearly all the study area. Since 
there are few or no resident property owners in 
the Palmer Lake area the county manager* pe-
titioned the board for the establishment of this 
district. This district assesses property owners 
for the ongoing operation and maintenance of 
district street lighting. The amount assessed is 
based on the length of each property’s front-
age.  

Recommendations Summary
The table on the following pages summarizes 
the recommendations of the Palmer Lake Area 
Plan report. Some of these recommendations 
can be implemented in a short period of time 
by Miami-Dade County, property owners, and 
area developers and/or through a joint effort 
between the public and private sectors. Some 
recommendations are dependent on partici-
pating agencies, available funding or may not 
be implementable until other priorities are 
completed. Over the long term, the plan will 
be successful if there is a concerted effort and 
ongoing coordination on the part of the com-
munity and government agencies to imple-
ment these recommendations. 

* At that time the position of county mayor did not exist
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Each recommendation in the following table is grouped with other similar recommendations.

Implementation

Implementation

Establishment of a Community Redevelopment Area to assist in the implementation of plan recommendations MB TIF Short

Zoning code amendments maintaining existing existing uses and implementing plan recommendations regarding 
building standards and right of way improvements consistent with the Port of Miami River Sub-element Objective 
PMR-1*

SPEE SPEE Short

Modification of the existing Le Jeune Terminals Special Taxing District to implement new street light fixtures to match 
those installed adjacent to the MIC and/or those of the Miami River Greenway

PWD STD Short

New zoning district applied to the entire study area permitting maximum flexibility of use consistent with the Port of 
Miami River Sub-element Objective PMR-1*

SPEE SPEE Short

Infrastructure

Construction of sidewalks throughout the study area PWD CRA, GOB Medium

Parking, bike lanes, landscaping, expanded sidewalk area along NW 37th Avenue PWD, FDOT CRA, FDOT Medium

Reconstruction of NW S. River Dr. with bike lanes, parking, sidewalks, landscaping PWD CRA, CTS Medium

Entrance features CRA CRA Short

Extension of NW 37th Avenue to South River Drive PWD, MDT CRA, CTS Medium

Street furniture CRA CRA Short

Minimum 15 foot sidewalk width SPEE, PWD PUB, PVT Medium

Electric vehicle charging stations adjacent to on-street parking lanes SPEE, PWD PUB, PVT Medium

On-street parking throughout the study area SPEE, PWD PUB, PVT Medium

Dredging of the Tamiami Canal SFWMD SFWMD Medium

On-street parking, on-road bike lanes along NW 37th Avenue PWD PUB, PVT Short

Transportation

Elevated walkway network extending from the Central Station to properties throughout the MIC Core Area PWD, FDOT CRA, PVT Medium

Roundabout at NW 37th Avenue and 25th Street intersection PWD, FDOT CRA, FDOT Medium

Extension of NW 37th Avenue to North River Drive via new Miami River bridge PWD, FDOT CRA, FDOT Long

Bike lanes along the designated Miami River Greenway PWD CRA, CTS Medium

Bike lanes along South River Drive between NW 25th and 28th Streets PWD CRA, CTS Medium

On-road bike lanes along 37th Avenue north of 25th Street PWD CRA, CTS Medium

Provide multi-modal freight services between Miami International Airport, Port of Miami, Port of Miami River, and 
freight railroads

PVT PVT Long

Recommendation (Section Reference) Participating 
Agencies

Potential Fund-
ing Sources

Time Period for 
Completion

continued u

* As amended by the Board of County Commissioners at their May 1, 2012 meeting. Amendments are indicated by the underlined words. 
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CRA Community Redevelopment Area
CTS Charter Transportation Surtax
FDOT Florida Department of Transportation
GOB General Obligation Bond Program
MDT Miami-Dade Transit
MDX Miami-Dade Expressway Authority
MB Management and Budget
PR Parks, Recreation and Open Spaces Department

Short < 5 years
Medium 5-10 years
Long >10 years

Agencies and Funding Sources  Time Period for Completion

Truck parking area MDX, FDOT MDX Medium

Future Development Opportunities

Development standards permitting mixed-uses and pedestrian-oriented buildings SPEE SPEE Short

Buildings in the MIC joint development area oriented to both the MIC and NW 37th Avenue - PVT -

Future development of MIC surface parking areas FDOT PVT Short

Redevelopment of Bertram property - PVT -

Redevelopment of Hertz and Gumberg properties - PVT -

Joint development of MDT property MDT PVT Short

Redevelopment of Alamo property - PVT -

Redevelopment of National property - PVT -

Permitting of uses allowed in Urban Centers consistent with the Port of Miami River Sub-element Objective PMR-1* SPEE SPEE Short

Additional light industrial and office space north of NW 23rd Street Road - PVT -

Open Space

Transfer of FDOT property to the Miami-Dade Park and Recreation Department FDOT, PR FDOT Short

Miami River Greenway along NW South River Drive between NW 20th and 25th Streets PWD CRA, CTS Medium

Miami River Greenway along NW 25th Street between NW South River Drive and NW 37th Avenue PWD CRA, CTS Medium

Open space in the MIC joint development area along NW 37th Avenue FDOT FDOT -

Fence removal, construction of lake walkway FDOT, PR PUB, PVT Short, Medium

Environmental Center PR PUB, PVT Medium

Dock structure on lake surface PR PUB, PVT Medium

Recommendation (Section Reference) Participating 
Agencies

Potential Fund-
ing Sources

Time Period for 
Completion

PUB Public funding to be determined
PVT Private development
PWD Public Works and Waste Management Department
SFWMD South Florida Water Management District
SPEE Sustainability, Planning and Economic Enhancement Department
STD Special Taxing District
TIF Tax Increment Financing

* As amended by the Board of County Commissioners at their May 1, 2012 meeting. Amendments are indicated by the underlined words. 
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Palmer Lake is situated adjacent to Miami In-
ternational Airport and the Port of the Miami 
River, two important economic generators for 
Miami-Dade County. These economic driv-
ers are a function of external demand, a major 
force for growth in the County.  This is seen in 
passenger count figures for the airport, cruise 
passengers departing from the Port of Miami, 
as well as cargo volumes at both facilities.  

Miami International Airport (MIA) had a to-
tal of 33 million passengers pass through its 
gates in 2008, and the Port of Miami had al-
most 2.1 million departing cruise passengers 
in 2008. MIA ranked second in the nation in 
international passengers. In regard to cargo 
volumes MIA ranked third in total cargo in 
2008 among U.S. airports and 11th worldwide.  
As an international hub, MIA ranked first in 
the U.S. and 10th worldwide in international 
freight. 

At the Port of Miami, cargo volume amounted 
to about 5,146,000 metric tons in 2008. This 
placed it 12th within the nation. Although rel-
atively small in comparative terms, the Port of 
Miami River’s terminals handle more than $4 
billion in cargo a year, making it Florida’s fifth 
largest seaport.  Expansion of international 
trade and tourism and allied business activity 
will likely continue to be a major factor in the 
growth in employment well into the future.  

Employment growth is a key barometer of 
demand for commercial, industrial land, and 
retail space. Countywide employment was 
1,184,000 in 2000 and by 2005 had grown by 

Palmer Lake Market Area 12.6 percent. This figure is projected to in-
crease by 32 percent through 2030. While the 
pace of new job growth has slowed slightly, Mi-
ami-Dade’s economy continues to expand at a 
healthy pace.

Putting the economic activity into a county-
wide context about one-sixth of the total em-
ployment for Miami-Dade is located within  
one mile of MIA. Employment in this vicinity 
in 2005 totaled about 213,000.  This represents 
an 8.4 percent increase from the 2000 figure.  
In both years, about 25,000 jobs were in the 
industrial sector, the remainder in commer-
cial and service sector activity.  Employment 
in Palmer Lake itself was just under 8,000 in 
2005, a slight decrease from the figure in 2000.  
Over eighty percent of the jobs were in the 
commercial and service sectors with approxi-
mately 1,000 jobs in the industrial sector.  

The employment and land use pattern of 
Palmer Lake have historically reflected its 
location with marine industrial activity and 
car rental agencies serving the Airport as the 
dominant types of employment.  Of the 220 
acres that comprise Palmer Lake, 53 acres are 
in industrial use, 51 acres are used for com-
mercial activity, while there are seven acres 
of office space.  As to the future of the area, 
one that will see more land become available 
in Palmer Lake as the car rental agencies are 
consolidated at the Miami Intermodal Center, 
the critical point is that the area will remain 
one that serves the commercial and service 
needs related to the Airport and the marine 
industrial needs of the Port of Miami River.  

Appendix A



55 PALMER LAKE CHARRETTE AREA PLAN REPORT 56

Specifically, the findings of a recent market 
analysis prepared for the Miami Intermodal 
Center market area prepared by Economics 
Research Associates indicate that as much as 
300,000 square feet of office space is warrant-
ed based on the expected employment growth 
in the Airport sub-market.  In addition, they 
indicate sufficient market support for a 350 
room hotel and 75,000 square foot trade mart 
facility. 

The table below provides an overview of the 
market area demographics for a 3-mile and 5-
mile radius around the Palmer Lake area. As 
the map on this page illustrates, the 5-mile ra-
dius encompasses nearly all of central Miami-
Dade, including Downtown Miami, Coconut 
Grove, Coral Gables, Hialeah, and Doral.

Appendix A

Characteristic 3 Mile Radius 5 Mile Radius

Population          265,594          603,373 
Households           92,159          206,505 
Average household income $71,320 $72,839

Households with income more than $50,000 23,487            57,059 

Households with  income more than $75,000 11,835            28,920 

Households with  income more than $100,000               6,873            16,432 

Total Number of Businesses, 2010            13,272            36,017 

Total Employment, 2005          208,055          610,052 

Data from 2005-2009 American Community Survey 5-year estimates, InfoUSA Business Survey 2010, 
Bureau of Labor Statistics, ES-202 Program, 2005

°

Study Area

3-Mile Radius

5-Mile Radius

Major roadway

Miami BeachMiami

Coconut Grove

Coral Gables

Doral

Hialeah

Miami Shores

Westchester

Miami 
Springs
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Zoning Districts and Standards

A summary of the zoning districts 
existing in the study area and their 
permitted uses and standards are 
provided here. Specific uses permit-
ted in IU zones are listed on the fol-
lowing page.

The full text of the zoning code is 
available at www.municode.com

Land Use 
Category

Zoning District Permitted Residential Density Typical Permitted Uses

Industrial IU-1 Industrial Light Manufacturing None* Auto related uses, light manufacturing, 
schools, hotels, office buildings, 
marine-related uses, restaurants, adult 
entertainment

IU-2 Industrial Heavy Manufacturing None* All IU-1 uses, cement manufacturing, 
petroleum products storage†

IU-3 Industrial Unlimited Manufacturing None* All IU-2 uses, oil refinery, chemical 
products processing and manufacturing

Standard Zoning District

IU-1 IU-2 IU-3

Minimum Lot Area (sq. ft) 5,000‡ 
7,500**

5,000‡ 
7,500**

5,000‡ 
7,500**

Maximum Lot Coverage Not limited

Maximum Height Not greater than the width of the widest adjoining street 

Front Setback (Feet)†† 20 20 20

Rear Setback (Feet)†† 0 0 0

Interior Side Setback (Feet)†† 0 0 0

Side Street Setback (Feet)†† 15 15 15

Maximum Floor Area Ratio Not limited Not limited Not limited

Minimum Open Space‡‡ 10% of lot area 10% of lot area 10% of lot area

Appendix B

* Except for watchman’s or caretakers quarters in connection with 
an existing industrial use

† Excluding adult entertainment and educational facilities

‡ Lots in subdivisions recorded before August 2, 1938

** Lots in subdivisions recorded after August 2, 1938

†† Typical requirement. For detailed provisions refer to Sec. 33-15 of 
the zoning code

‡‡ Typical requirement. For detailed provisions refer to Sec. 33-261 
of the zoning code
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Appendix B

Uses Permitted in IU-1
Adult entertainment* 
Aircraft: hangars, repair, assembly, manufacturing
Animal hospitals
Appliances repair, reconditioning
Auditoriums
Auto and truck rental and distribution
Auto painting, top and body work
Auto repair*
Auto sales, new and used*
Bakeries, wholesale 
Banks
Blacksmith
Boat slips for the purpose of repair
Boats and yachts: repair, overhaul, manufacturing
Bottling plants
Brewery
Cabinet shops
Canning factories
Carpet cleaning
Caterers
Chicken hatchery
Club, private
College/university, commuter
Concrete manufacture within enclosed building
Contractors office and yard
Dog kennel*
Dredging, machinery storage and repair
Dry cleaning/dyeing plants
Electric substation
Engine sales and service: gas, steam, oil
Fertilizer storage*
Food products processing 
Fruit packing and processing
Furniture manufacturing and refinishing
Garage, vehicle and heavy equipment storage
Gas stations, automobile self-service*
Glass installation
Grinding shops*
Hotels and motels in combination with other permitted IU 

uses (certain building standards more liberal than a 
freestanding hotel)

Hotels and motels, freestanding (as permitted in RU-4A)
Ice manufacturing

Insecticide processing*
Laboratories, materials testing
Laundries, power and steam
Leather goods manufacturing, except tanning
Livery stables*
Locksmiths
Lumber yards*
Machine shops
Marine warehouses
Matalizing 
Mattress manufacturing
Milk and ice distribution
Millwork shop*
Motion picture studio
Novelty works
Office buildings
Ornamental metal workshops*
Outdoor dining (ancillary use to permitted food service 

uses)
Oxygen storage, filling
Parking lots
Pharmaceutical storage*
Plant nurseries in utility easements
Police and fire stations
Post offices
Printing shops
Radio and television transmitting and studios
Religious facilities*
Restaurants
Sales room/show room, wholesale [Retail sales permitted 

limited to 50 percent of floor area; additional retail uses 
permitted, sales area limited to 15 percent of floor area]

Schools, day nursery/kindergarten* [Not permitted in the 
Palmer Lake area due to its location within the CA-A 
Sub-zone of the Miami International Airport Zoning 
overlay]

Schools, technical/trade, physical training (gymnastics, 
karate)

Ship chandlers
Shipyards, dry docks
Sign painting shops
Steel fabrication
Storage warehouse, food
Taxidermy*
Telecommunication hubs*

*  Subject to additional conditions regarding building 
placement, enclosure, and/or adjacent uses

Telephone exchanges
Telephone service yards 
Terminals, passenger and freight
Textile weaving mills*
Upholstery shops
Utility work centers
Vending machine sales service
Veterinarians
Vulcanizing*
Warehouse, cold storage
Warehouse, membership retail*
Warehouses, storage 
Watchman’s quarters
Welding shops*
Welding supplies
Wood and coal yards

Uses Permitted in IU-2
Every use permitted in IU-1 District, except adult 

entertainment uses as defined in Section 33-259.1, and 
private schools and nonpublic educational facilities as 
defined in Section 33-151.11 are prohibited in the IU-2 
District

Asphalt drum mixing plants
Cement and clay products, such as concrete blocks, pipe, 

etc.
Construction debris materials recovery transfer facility*
Dynamite storage
Petroleum products storage tank(s)*
Railroad shops
Rock and sand yards
Sawmills
Soap manufacturing, vegetable byproducts, only

Uses Permitted in IU-3
Every use permitted in the IU-1 and IU-2 Districts, except 

adult entertainment uses as defined in Section 33-
259.1, and private schools and nonpublic educational 
facilities as defined in Section 33-151.11 are prohibited 
in the IU-3 District.

Residential uses as a watchman’s or caretaker’s quarters 
used in connection with an existing industrial use 
located on the premises concerned but for no other 
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residential use.
Acetylene, generation and storage*
Acids and derivatives*
Alcohol, industrial*
Aluminum, powder and paint manufacture*
Ammonia*
Animal reduction plants*
Asphalt or asphalt products*
Atomic reactor*
Blast furnace*
Bleaching products*
Blooming mill*
Boiler manufacture (other than welded)*
Brass and bronze foundries*
Calcium carbide*
Casein*
Caustic soda*
Celluloid*
Cellulose products*
Cement, lime, gypsum or plaster of Paris*
Charcoal, lampblack or fuel briquettes*
Charcoal pulverizing*
Chlorine*
Cider and vinegar*
Cleaning and polishing preparation: dressings and 

blackings*
Coal tar product*
Coke oven products (including fuel gas) and coke oven 

product storage*
Cotton wadding*
Cottonseed oil, refining*
Creosote*
Distillation, manufacture or refining of coal, tar, asphalt, 

wood, bones*
Distillery (alcoholic), breweries and alcoholic spirits*
Dyestuff*
Dynamite storage*
Excelsior*
Explosives*
Fat rendering*
Fertilizer, organic or inorganic, manufacture*
Film, photographic*
Fireworks*
Fish cannery or curing*
Fish oils, meal and by-products*

Flour, feed and grain milling*
Forge plant, pneumatic drop and forging hammering*
Foundries*
Gelatin products*
Glue, gelatin (animal) or glue and size (vegetable)*
Graphite*
Guncotton (explosive)*
Hair, felt or feathers, washing, curing and dyeing*
Hair, hides and raw fur, curing, tanning, dressing, dyeing 

and storage*
Hydrogen and oxygen manufacturing*
Insecticides, fungicides, disinfectants, or related industrial 

and household products (depending on materials and 
quantities used)*

Ink manufacture from primary raw materials (including 
colors and pigments)*

Jute, hemp and sisal products*
Lampblack, carbonblack and boneblack*
Lead oxide*
Linoleum and other similar hard surface floor coverings 

(other than wood)*
Locomotive and railroad car building and repair*
Match manufacture and storage*
Metal and metal ores, reduction, refining, smelting and 

alloying*
Molasses*
Nitrate (manufactured and natural) of an explosive nature; 

and storage*
Nitroleng of cotton or other materials*
Nylon*
Oil cloth, oil treated products and artificial leather*
Oil refinery*
Oil wells*
Oils, shortening and fats (edible)*
Ore pumps and elevators*
Paint manufacture, depending upon materials and 

quantities used*
Paper and paperboard (from paper machine only)*
Paper and pulp mills*
Petroleum, gasoline and lubricating oil—refining and 

wholesale storage*
Phenol*
Pickles, vegetable relish and sauces, sauerkraut*
Plastic material and synthetic resins*
Potash*
Poultry slaughtering and packing (wholesale)*

*  Subject to additional conditions regarding building 
placement, enclosure, and/or adjacent uses

Pyroxylin*
Radioactive waste handling*
Rayon and rayon yarns*
Refractories (coal fired)*
Refuse disposal*
Rendering and storage of dead animals, offal, garbage 

and waste products*
Rubber—natural or synthetic, including tires, tubes, or 

similar products, gutta percha, chickle and valata 
processing*

Sawmill*
Scrap metal reduction*
Shoddy*
Slaughterhouse*
Smelting*
Soaps (other than from vegetable by-products) or 

detergents, including fat rendering*
Solvent extraction*
Starch manufacture*
Steel works and rolling (ferrous)*
Stockyards*
Storage batteries, wet cell*
Sugar refining*
Testing—jet engines and rockets*
Textiles bleaching*
Turpentine and resin*
Wallboard and plaster, building insulation*
Wire ropes and cable*
Wood preserving treatment*
Wool pulling or scouring*
Yeast
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Diversified urban centers are encouraged to 
become hubs for future urban development in-
tensification in Miami-Dade County, around 
which a more compact and efficient urban 
structure will evolve. These Urban Centers 
are intended to be moderate- to high-intensity 
design-unified areas which will contain a con-
centration of different urban functions inte-
grated both horizontally and vertically. Three 
scales of centers are planned: Regional, the 
largest, notably the downtown Miami central 
business district; Metropolitan Centers such 
as the evolving Dadeland area; and Commu-
nity Centers which will serve localized areas. 
Such centers shall be characterized by physical 
cohesiveness, direct accessibility by mass tran-
sit service, and high quality urban design. Re-
gional and Metropolitan Centers, as described 
below, should also have convenient, preferably 
direct, connections to a nearby expressway 
or major roadways to ensure a high level of 
countywide accessibility. 

The locations of urban centers and the mix 
and configuration of land uses within them 
are designed to encourage convenient alterna-
tives to travel by automobile, to provide more 
efficient land use than recent suburban devel-
opment forms, and to create identifiable “town 
centers” for Miami-Dade’s diverse communi-
ties. These centers shall be designed to cre-
ate an identity and a distinctive sense of place 
through unity of design and distinctively ur-
ban architectural character of new develop-
ments within them. 

The core of the centers should contain busi-
ness, employment, civic, and/or high-or mod-
erate-density residential uses, with a variety of 
moderate-density housing types within walk-
ing distance from the centers. Both large and 
small businesses are encouraged in these cen-
ters, but the Community Centers shall contain 
primarily moderate and smaller sized busi-
nesses which serve, and draw from, the near-
by community. Design of developments and 
roadways within the centers will emphasize 
pedestrian activity, safety and comfort, as well 
as vehicular movement. Transit and pedestrian 
mobility will be increased and areawide traffic 
will be reduced in several ways: proximity of 
housing and retail uses will allow residents to 
walk or bike for some daily trips; provision of 
both jobs, personal services and retailing with-
in walking distance of transit will encourage 
transit use for commuting; and conveniently 
located retail areas will accommodate neces-
sary shopping during the morning or evening 
commute or lunch hour. 

Urban Centers are identified on the Land Use 
Plan (LUP) map by circular symbols noting 
the three scales of planned centers. The Plan 
map indicates both emerging and proposed 
centers. The designation of an area as an urban 
center indicates that governmental agencies 
encourage and support such development. The 
County will give special emphasis to providing 
a high level of public mass transit service to all 
planned urban centers. Given the high degree 
of accessibility as well as other urban services, 
the provisions of this section encourage the in-

Appendix C
Urban Centers

The section of the adopted Land Use 
Element of the Comprehensive Devel-
opment Master Plan regarding Urban 
Centers is provided here. The full text of 
all elements in the master plan is avail-
able at www.miamidade.gov/spee
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tensification of development at these centers 
over time. In addition to the Urban Center lo-
cations depicted on the LUP map, all future 
rapid transit station sites and their surround-
ings shall be, at a minimum, be developed in 
accordance with the Community Center poli-
cies established below. Following are policies 
for Development of Urban Centers designated 
on the LUP map. Where the provisions of this 
section authorize land uses or development in-
tensities or densities different or greater than 
the underlying land use designation on the 
LUP map, the more liberal provisions of this 
section shall govern. All development and re-
development in Urban Centers shall conform 
with the guidelines provided below.

Uses and Activities
Regional and Metropolitan Centers shall ac-
commodate a concentration and variety of uses 
and activities which will attract large num-
bers of both residents and visitors while Com-
munity-scale Urban Centers will be planned 
and designed to serve a more localized com-
munity. Uses in Urban Centers may include 
retail trade, business, professional and finan-
cial services, restaurants, hotels, institutional, 
recreational, cultural and entertainment uses, 
moderate to high density residential uses, and 
well planned public spaces. Incorporation of 
residential uses is encouraged, and may be ap-
proved, in all centers, except where incompat-
ible with airport or heavy industrial activities. 
Residential uses may be required in areas of 
the County and along rapid transit lines where 

there exists much more commercial develop-
ment than residential development, and cre-
ation of employment opportunities will be 
emphasized in areas of the County and along 
rapid transit lines where there is much more 
residential development than employment op-
portunity. Emphasis in design and develop-
ment of all centers and all of their individual 
components shall be to create active pedestri-
an environments through high-quality design 
of public spaces as well as private buildings; 
human scale appointments, activities and ame-
nities at street level; and connectivity of plac-
es through creation of a system of pedestrian 
linkages. Existing public water bodies shall 
also be incorporated by design into the public 
spaces within the center.

Radius
The area developed as an urban center shall 
extend to a one-mile radius around the core 
or central transit station of a Regional Urban 
Center designated on the LUP map. Desig-
nated Metropolitan Urban Centers shall ex-
tend not less than one-quarter mile walking 
distance from the core of the center or central 
transit stop(s) and may extend up to one-half 
mile from such core or transit stops along ma-
jor roads and pedestrian linkages. Community 
Centers shall have a radius of 700 to 1,800 feet 
but may be extended to a radius of one-half 
mile where recommended in a professional 
area plan for the center, consistent with the 
guidelines herein, which plan is approved by 
the Board of County Commissioners after an 

advertised public hearing. Urban Center de-
velopment shall not extend beyond the UDB.

Streets and Public Spaces
Urban Centers shall be developed in an ur-
ban form with a street system having open, 
accessible and continuous qualities of the sur-
rounding grid system, with variation, to cre-
ate community focal points and termination 
of vistas. The street system should have fre-
quent connections with surrounding streets 
and create blocks sized and shaped to facili-
tate incremental building over time, buildings 
fronting on streets and pedestrian pathways, 
and squares, parks and plazas defined by the 
buildings around them. The street system 
shall be planned and designed to create public 
space that knits the site into the surrounding 
urban fabric, connecting streets and creating 
rational, efficient pedestrian linkages. Streets 
shall be designed for pedestrian mobility, in-
terest, safety and comfort as well as vehicu-
lar mobility. The size of blocks and network 
of streets and pedestrian accessways shall be 
designed so that walking routes through the 
center and between destinations in the center 
are direct, and distances are short. Emphasis 
shall be placed on sidewalks, with width and 
street-edge landscaping increased where nec-
essary to accommodate pedestrian volumes 
or to enhance safety or comfort of pedestrians 
on sidewalks along any high-speed roadways. 
Crosswalks will be provided, and all multi-
lane roadways shall be fitted with protected 
pedestrian refuges in the center median at all 



61 PALMER LAKE CHARRETTE AREA PLAN REPORT 62

Appendix C

significant pedestrian crossings. In addition, 
streets shall be provided with desirable street 
furniture including benches, light fixtures 
and bus shelters. Open spaces such as public 
squares and greens shall be established in ur-
ban centers to provide visual orientation and a 
focus of social activity. They should be located 
next to public streets, residential areas, and 
commercial uses, and should be established 
in these places during development and rede-
velopment of streets and large parcels, particu-
larly parcels 10 acres or larger. The percentage 
of site area for public open spaces, including 
squares, greens and pedestrian promenades, 
shall be a minimum of 15 percent of gross de-
velopment area. This public area provided out-
door, at grade will be counted toward satisfac-
tion of requirements for other common open 
space. Some or all of this required open space 
may be provided off-site but elsewhere within 
the subject urban center to the extent that it 
would better serve the quality and functional-
ity of the center.

Parking
Shared parking is encouraged. Reductions 
from standard parking requirements shall be 
authorized where there is a complementary 
mix of uses on proximate development sites, 
and near transit stations. Parking areas should 
occur predominately in mid-block, block rear 
and on-street locations, and not between the 
street and main building entrances. Parking 
structures should incorporate other uses at 
street level such as shops, galleries, offices and 
public uses. 

Buildings
Buildings and their landscapes shall be built 
to the sidewalk edge in a manner that frames 

the adjacent street to create a public space in 
the street corridor that is comfortable and in-
teresting, as well as safe for pedestrians. Archi-
tectural elements at street level shall have a hu-
man scale, abundant windows and doors, and 
design variations at short intervals to create in-
terest for the passing pedestrian. Continuous 
blank walls at street level are prohibited. In 
areas of significant pedestrian activity, weath-
er protection should be provided by awnings, 
canopies, arcades and colonnades. Density and 
Intensity. The range of average floor area ratios 
(FARs) and the maximum allowed residential 
densities of development within the Regional, 
Metropolitan and Community Urban Centers 
are shown in the table below.

Urban Cen-
ter

Average Floor Area 
Ratios (FAR)

Max. Densities
Dwellings per 
Gross Acre

Regional greater than 4.0 in 
the core
not less than 2.0 in 
the edge

500

Metropolitan greater than 3.0 in 
the core
not less than 0.75 in 
the edge

250

Community greater than 1.5 in 
the core
not less than 0.5 in 
the edge

125

In addition, the densities and intensities of 
developments located within designated Com-
munity Urban Centers and around rail rapid 
transit stations should not be lower than those 
provided in Policy LU-7F. Height of buildings 
at the edge of Metropolitan Urban Centers 
adjoining stable residential neighborhoods 
should taper to a height no more than 2 stories 

higher than the adjacent residences, and one 
story higher at the edge of Community Urban 
Centers. However, where the adjacent area is 
undergoing transition, heights at the edge of 
the Center may be based on adopted compre-
hensive plans and zoning of the surrounding 
area. Densities of residential uses shall be au-
thorized as necessary for residential or mixed-
use developments in Urban Centers to conform 
to these intensity and height policies.

As noted previously in this section, urban cen-
ters are encouraged to intensify incremental-
ly over time. Accordingly, in planned future 
rapid transit corridors, these intensities may 
be implemented in phases as necessary to con-
form with provisions of the Transportation 
Element, and the concurrency management 
program in the Capital Improvement Element, 
while ensuring achievement of the other land 
use and design requirements of this section 
and Policy LU-7F.
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Water and Sewer Infrastructure

Existing water and sewer lines in the 
study area are shown in the diagrams 
at the right. 

The Miami-Dade Water and Sewer 
Department should be contacted for 
detailed information on available water 
and sewer capacity and connection re-
quirements.

Appendix D
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GreenPrint Consistency

In December 2010, Miami-Dade County 
released its sustainability plan Green-
Print: Our Design for a Sustainable Fu-
ture. GreenPrint serves as a roadmap to 
achieve several ambitious goals includ-
ing the reduction of greenhouse gas 
emissions within the county by 80 per-
cent from 2008 levels. GreenPrint con-
tains 137 separate initiatives grouped by 
strategies in seven goal areas. In addi-
tion to furthering the goals, objectives, 
and policies of the CDMP, the Palmer 
Lake Charrette Area Plan is supportive 
of GreenPrint goals and strategies. The 
plan’s recommendations that specifical-
ly address the initiatives in GreenPrint’s 
‘Responsible Land Use & Smart Trans-
portation’ goal area are shown in the 
table to the right.

GreenPrint Initiative (Number) Summary of Area Plan Recommendations 

Increase transit-oriented development (TOD) 
(56)

Transit-oriented development is recommended to occur 
throughout the MIC Core and Core East Areas 

Develop Corridor Master Plans modeled after 
the community based area planning process 
and designed to address the Federal Livability 
Principles* (57)

This plan is a community based area planning process; its 
recommendations are consistent with the Livability Principles*

Continue to promote infill development by 
exploring incentives and addressing costs of 
infrastructure (63)

Infill development is encouraged throughout this plan; costs of 
infrastructure are addressed in the Implementation section

Provide for neighborhoods where residents can 
walk or bicycle to carry on their daily needs (67)

Residential development recommended in this plan would be 
accessible by an extensive sidewalk and bicycle network

Establish meaningful open space and recreation 
areas through cooperative land use and joint-
development programs (70)

This plan identifies numerous locations for open space and 
recreation areas

Develop regulations that promote connectivity, 
pedestrian movement, and lower vehicular 
speeds (71)

Roadway standards developed from the recommendations in 
this plan would promote connectivity, pedestrian movement, 
and lower vehicular speeds

Implement Complete Streets initiative (73) Streets that accommodate pedestrians and bicyclists as well as 
vehicles are recommended throughout this plan

Conduct non-motorized planning studies for 
corridors and urban centers (75)

Non-motorized transportation is addressed in this plan

Increase the number of safe walking and 
bicycling facilities as components of road 
improvement projects (76)

This plan recommends for the implementation of specific 
pedestrian and bicycle facilities 

* U.S. Departments of Housing and Urban Development, Transportation, and Environmental Protection Agency 
(HUD-DOT-EPA) Partnership for Sustainable Communities Livability Principles

Appendix E
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Prior Studies

The prior studies reviewed during the 
Area Planning process are listed to the 
right. 

Appendix F
Study Prepared by For

An Economic Analysis of the Miami River Marine Industry, 2008. Florida Atlantic University, Center 
for Urban & Environmental 
Solutions

Miami River Commission

Miami Intermodal Center Market, 2008 Economics Research Associates Florida Department of 
Transportation-District 6

Miami River Commission Annual Reports - 2006, 2007, 2008. Miami River Commission Miami River Commission

Miami River Corridor Multi-Modal Transportation Plan, 2007. Kimley-Horn and Associates, Inc.  Miami-Dade Metropolitan Planning 
Organization and Miami River 
Commission

Recent Growth, Current Activity and Economic Impacts of Mega 
Yachts in South Florida 1997-2007, 2007.

Thomas J. Murray & Associates, 
Inc.

Marine Industries Association 
of South Florida,  Florida Yacht 
Brokers Association, The Broward 
Alliance

The Economic Development Impacts of Merrill Stevens 
Comprehensive Revitalization of the Miami River through 
Modernization and Expansion of its Dry Dock Repair Facilities, 
2006

J. Antonio Villamil, Charles K. Yaros Merrill Stevens Dry Dock Co.

Biscayne Bay Economic Study, 2005. Hazen and Sawyer, in association 
with Planning and Economics 
Group

South Florida Water Management 
District

Economic impact of the Recreational Marine Industry, Broward, 
Miami-Dade and Palm Beach counties, 2005. 

Thomas J. Murray & Associates, 
Inc.

Marine Industries Associations of 
South Florida, The Broward Alliance

Comparing Cost of Options for Reconstructing the 12th and 27th 
Avenue Bridges Over the Miami River, 2003.

Everglades Economics Miami River Commission

Miami River Corridor Urban Infill Plan, 2002. Kimley-Horn and Associates, Inc. Miami River Commission

Miami River Greenway Action Plan, 2001. The Trust for Public Land,  
Greenways Inc.

Miami River Commission, City of 
Miami, Miami-Dade County

Miami River Economic Study, 2001. J. Kenneth Lipner Miami River Commission

A Planning Study of the Miami River, 1962 Metropolitan Dade County Planning 
Department

Board of County Commissioners
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Public Meetings

The public meetings and their locations 
held during the area planning process 
are listed at the right. 

Date Meeting

November 10, 2009 Steering Committee Meeting*
Project kick-off meeting 

January, 25 , 2010 Steering Committee Meeting*
Presentation of waterfront planning worldwide

February 22, 2010 Steering Committee Meeting*
Review property ownership data

April 14, 2010 Steering Committee Meeting*
Presentation of airport zoning, results of prior charrette planning

May 18, 2010 Steering Committee Meeting*
Miami Intermodal Center presentation

July 13, 2010 Steering Committee Meeting*
AIA Catalyst project review, preparation for charrette workshop

October 16, 2010 Charrette Workshop†

October 25, 2010 Work in progress presentation*

March 28, 2011 Steering Committee Meeting*
Presentation of draft Area Plan

May 25, 2011 Steering Committee Meeting*
Presentation of potential funding methods for implementation, review of revisions 
to draft plan report

September 19, 2011 Planning Advisory Board‡

October 17, 2011 Planning Advisory Board‡

November 2, 2011 Steering Committee Meeting*

January 18, 2012 Steering Committee Meeting*

February 22, 2012 Planning Advisory Board‡

 * Meeting held at Orlando Urra Allapattah Neighborhood Center
 † Meeting held at Melreese Golf Course
 ‡ Meeting held at Stephen P. Clark Center, Commission Chambers

Appendix G
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Resolutions

Board of County Com-
missioners Resolution 
no. R-728-09 adopted 
June 2, 2009

Appendix H
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Appendix H

Resolutions

Planning Advisory 
Board Resolution ad-
opted February 22, 
2012
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Resolutions

Board of County Com-
missioners Resolution 
no. R-393-12 adopted 
May 1, 2012
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Resolutions

Board of County Com-
missioners Resolution 
no. R-393-12 adopted 
May 1, 2012

Appendix H
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